
 

If you would like help to understand this document, or would like it in 
another format or language, please call Ricky Clarke, Democratic Services 
Officer on 01432 261885 or e-mail rclarke@herefordshire.gov.uk in 
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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 
 

Agenda for the Meeting of the Planning 
Committee 
Membership  
  
Chairman Councillor PGH Cutter 
Vice-Chairman Councillor BA Durkin 
  

Councillor PA Andrews  
Councillor AN Bridges  
Councillor PJ Edwards  
Councillor DW Greenow  
Councillor KS Guthrie  
Councillor J Hardwick  
Councillor JW Hope MBE  
Councillor RC Hunt  
Councillor Brig P Jones CBE  
Councillor JG Lester  
Councillor MD Lloyd-Hayes  
Councillor G Lucas  
Councillor RI Matthews  
Councillor FM Norman  
Councillor GR Swinford  
Councillor PJ Watts  
Councillor JD Woodward  
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AGENDA 
 Pages 
  
   
1. APOLOGIES FOR ABSENCE     
   
 To receive apologies for absence.  

   
2. NAMED SUBSTITUTES (IF ANY)     
   
 To receive details of any 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 - 6  
   
 To approve and sign the Minutes of the meeting held on 6 June 2012.  

   
5. CHAIRMAN'S ANNOUNCEMENTS     
   
 To receive any announcements from the Chairman.  

   
6. APPEALS   7 - 8  
   
 To be noted.  

   
7. S102921/ O - LAND TO THE EAST OF HOLYWELL GUTTER LANE, 

HAMPTON BISHOP, HEREFORD, HR1 4JN   
9 - 78  

   
 Development of grass and all weather sports pitches, clubhouse, indoor 

training building, car parking and landscaping supported by enabling 
residential development of 190 units. 

 

   
8. S120539/CD - BLACKMARSTON DAY SCHOOL, HONDDU CLOSE, 

HEREFORD, HR2 7NX   
79 - 88  

   
 An extension, part single storey and part double storey to existing school 

building, with associated landscaping and incorporating amendments to 
layout and appearance of existing school. 

 

   
9. N121311/F - LEADON COURT, LITTLE LEADON, FROMES HILL, 

LEDBURY, HEREFORDSHIRE, HR8 1HT   
89 - 94  

   
 To erect a new building to be used for a mixed use for the purposes of 

agriculture and to install a wood chip boiler to provide a heat source to the 
dwellinghouses known as "Leadon Court" and "Little Leadon". 

 

   
10. DATE OF NEXT MEETING     
   
 Date of next site inspection - 17 July 2012 

Date of next meeting - 18 July 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 

 



HEREFORDSHIRE COUNCIL 

MINUTES of the meeting of Planning Committee held at The 
Council Chamber, Brockington, 35 Hafod Road, Hereford on 
Wednesday 6 June 2012 at 10.00 am 
  

Present: Councillor PGH Cutter (Chairman) 
Councillor BA Durkin (Vice-Chairman) 

   
 Councillors: PJ Edwards, DW Greenow, J Hardwick, JW Hope MBE, RC Hunt, 

JA Hyde, TM James, JF Knipe, MD Lloyd-Hayes, G Lucas, RI Matthews, 
FM Norman, PJ Watts and JD Woodward 

 
 

 
 

1. APOLOGIES FOR ABSENCE   
 
Apologies were received from Councillors PA Andrews, AN Bridges, KS Guthrie, Brig. P 
Jones CBE, JG Lester and GR Swinford.  
 

2. NAMED SUBSTITUTES (IF ANY)   
 
In accordance with paragraph 4.1.23 of the Council’s Constitution, Councillors TM James, JF 
Knipe and JA Hyde attended the meeting as substitute members for Councillors PA Andrews, 
AN Bridges and JG Lester. 
 

3. DECLARATIONS OF INTEREST   
 
There were no declarations of interest made. 
 

4. MINUTES   
 
The Democratic Services Officer advised Members of an error on page 10 of the minutes 
where Mr La Barre was referred to as a local resident and not the applicant’s agent. The 
Committee also requested that the words ‘from High Town’ be included when referring to the 
removal of trees in paragraph two of minute item 186. 
 
RESOLVED: That subject to the amendments detailed above, the Minutes of the 

meeting held on 16 May 2012 be approved as a correct record and 
signed by the Chairman. 

 
5. CHAIRMAN'S ANNOUNCEMENTS   

 
The Head of Neighbourhood Planning reminded the Committee in respect of an upcoming 
training event covering habitat regulations scheduled to take place on the afternoon of 27 
June. 
 

6. APPEALS   
 
The Planning Committee noted the report. 
 

7. S120237/FH - TRECORRAS FARM, LLANGARRON, ROSS ON WYE, HEREFORDSHIRE, 
HR9 6PG   
 
The Development Manager (Hereford and Southern Localities) gave a presentation on the 
application. 
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In accordance with the criteria for public speaking, Mr Phillips, representing Llangarron 
Parish Council, and Mrs Joseph, the applicant, spoke in support.  
 
In accordance with paragraph 4.8.2.2 of the Council’s Constitution, Councillor JA Hyde, 
the local ward member, commented on a number of issues, including: 
 

• There was great support for the application from the local residents and the 
Parish Council. 

• The proposed extension would improve the amenity of the applicants. 
• The extension would improve and enhance the existing farmhouse. 
• The extension was more suitable than a new build, which would be the 

alternative. 
• The applicants had reduced the proposal to offer an acceptable compromise, 
• The application was in accordance with H8 of the Council’s Unitary Development 

Plan as it made good use of an existing building. 
 
Members opened the debate by stating that the application was finely balanced and 
seemed to be in keeping with the National Planning Policy Framework (NPPF) which 
was supportive of proposals that promoted sustainable developments. They were also of 
the opinion that the application was in accordance with Policies DR1, H18 and HBA12 of 
the Council’s Unitary Development Plan (UDP) and it was further noted that the 
application was also in accordance with Policy H8 which related to agricultural dwellings. 
 
The Committee noted that the functional need had been clearly met with the County 
Land Agent of the opinion that the farm could financially sustain a substantial farmhouse. 
It was noted that the existing farmhouse was small and that the extension would make it 
a suitable family home. 
 
In additional to the Policies previously put forward for supporting the application, UDP 
Policy S1 was also referred to as the Committee were of the view that the proposals 
constituted sustainable development. It was also noted that the proposed extension 
would result in the removal of the existing portacabins which would result in an 
enhancement to the site as a whole as well as retaining the character of the barn 
conversion. 
 
In response to the points made by the Committee, the Head of Neighbourhood Planning 
gave some guidance in respect of the policies referred to. He advised that the NPPF was 
in keeping with the UDP in as much as it encouraged the conversion of rural buildings. 
He added that HBA12 was clear in its aims to retain buildings rather than provide homes. 
He advised the Committee that the proposal would double the size of an existing 
dwelling and as a result of this the officers had deemed that it was contrary to policies 
HBA12 and H8 of the Council’s UDP. 
 
The Committee made further reference to the NPPF and quoted paragraph 9 which 
referred to improving the conditions in which people live. It was noted that at present that 
applicants’ two teenage sons had to share a bedroom and that their conditions would be 
improved greatly if the application was approved. 
 
Members continued to debate the application and were all of the opinion that it was finely 
balanced. It was felt that if the application was approved it may be beneficial to include 
an agricultural tie condition to ensure that the farmhouse was not sold separately at a 
later date. The Committee on balance felt that the proposed extension made the 
farmhouse more aesthetically appealing as well as improving the character of the area 
through the removal of the unsightly portacabins. 
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In response to a question regarding the proposed doubling in size of the dwelling 
through the extension, the Development Manager (Hereford and Southern Localities) 
confirmed that this calculation had not taken into account the existing portacabins and 
related solely to the floor plan of the existing dwelling. 
 
Following the debate Members were of the opinion that the concerns raised in respect of 
an agricultural tie and the removal of the portacabins could be addressed through 
suitable and appropriate conditions.  
 
The Locum Lawyer (Planning and Regulatory) addressed the mover and the seconder of 
the motion to approve the application contrary to the case officer’s recommendation. She 
asked for clarification that they were satisfied that the application complied with UDP 
Policies HBA12, H18, and DR1, and the other relevant policies were as set out in the 
report. This was confirmed by both Members. She went on to address conditions with 
the Committee confirming that they were happy to delegate the final wording of the 
conditions and the imposition of any additional conditions to the officers, although it was 
noted that the conditions should include highways; materials; the removal of permitted 
development rights; compliance with submitted plans; an agricultural tie for the whole 
building; the removal of the existing portacabins as well as any other necessary 
conditions. It was also agreed that the final wording of the decision notice be delegated 
to officers in consultation with the Chairman and the local ward member. 
 
In addition to the legal points addressed by the Locum Lawyer (Planning and 
Regulatory), the Development Manager (Hereford and Southern Localities) advised 
Members in respect of Policy HBA12. He advised them that the policy stated that the 
extension should not adversely affect the existing building. He noted that during the 
debate Members had stated that they did not believe that this would be the case and that 
they had stated that they believed that the extension would in fact improve the existing 
building and area. The mover and seconder of the motion agreed that: the development 
was in accordance with Policy S1 as the proposal was a sustainable farming enterprise; 
that weight should be given to the improvement of the site by the removal of the 
portacabins; and that the development would mean the building would be more in 
keeping with normal farmyard conversions. The Committee also gave additional weight 
to the imposition of an agricultural tie. 
 
Councillor JA Hyde was given the opportunity to close the debate. She reiterated her 
opening remarks and requested that the application be approved. 
 
RESOLVED: 
 
That planning permission be granted subject to the following conditions: 
 
1 The development hereby permitted shall be begun before the expiration of 

three years from the date of this permission. 
 

Reason: Required to be imposed by Section 91 of the Town and Country 
Planning Act 1990. 

 
2 No development shall take place until details or samples of materials to be 

used externally on walls and roofs have been submitted to and approved in 
writing by the local planning authority.  Development shall be carried out in 
accordance with the approved details. 

 
Reason: To ensure that the materials harmonise with the surroundings so 
as to ensure that the development complies with the requirements of Policy 
DR1 of the Herefordshire Unitary Development Plan. 
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3 Before work commences, details of the finishes to be used for all external 
joinery shall be submitted to the local planning authority.  The work shall 
subsequently only be carried out in accordance with details approved in 
writing by the local planning authority 

 
Reason: To ensure that the work is finished with materials, textures and 
colours that are appropriate to the safeguarding of the character of the 
building and to comply with the requirements of Policy HBA12 and HBA13 
of Herefordshire Unitary Development Plan. 

 
4 Notwithstanding the provisions of article 3(1) and Schedule 2 of the Town 

and Country Planning (General Permitted Development) Order 1995, (or any 
order revoking or re-enacting that Order with or without modification), no 
development which would otherwise be permitted under Classes A, B, C, D, 
E and H of Part 1 and of Schedule 2, shall be carried out. 

 
Reason: To ensure the character of the original conversion scheme is 
maintained and to comply with Policy HBA12 of the Herefordshire Unitary 
Development Plan. 

 
5 The occupation of the dwelling shall be limited to a person solely or mainly 

working or last working, in the locality in agriculture or in forestry, or a 
widow or widower of such a person, and to any resident dependants. 

 
Reason: It would be contrary to Policies H7 and H8 of the Herefordshire 
Unitary Development Plan to grant planning permission for a dwelling in 
this location except to meet the expressed case of agricultural need. 

 
6 Prior to the first occupation of the dwelling hereby approved an area shall 

be laid out within the curtilage of the property for the parking of 3 cars 
which shall be properly consolidated, surfaced and drained in accordance 
with details to be submitted to and approved in writing by the local 
planning authority and that area shall not thereafter be used for any other 
purpose than the parking of vehicles. 

 
Reason: In the interests of highway safety and to ensure the free flow of 
traffic using the adjoining highway and to conform with the requirements of 
Policy T11 of Herefordshire Unitary Development Plan. 

 
8. S113491/F - 1 BIRTLETONS, UPTON BISHOP, HEREFORDSHIRE, HR9 7UF   

 
The Development Manager (Hereford and Southern Localities) gave a presentation on 
the application and updates / additional representations received following the 
publication of the agenda. 
 
In accordance with the criteria for public speaking, Ms Floyd, the applicant, spoke in 
support of the application.  
 
In accordance with paragraph 4.8.2.2 of the Council’s Constitution, Councillor BA Durkin, 
the local ward member, commented on a number of issues, including: 
 

• The application was straightforward and should be approved. 
• The application was for a modest dwelling and would make available the 

applicant’s current social housing in the area. 
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• The proposed plot was secluded with no overlooking issues. 
• Subsidence had been referred to in the report however this could be resolved 

through the removal of a number of trees which were not subject to preservation 
orders. 

• NPPF paragraph 2.2 indicated a presumption in favour of sustainable 
development, the proposed application fell into this category. 

• The Parish Council supported the application. 
 
The Committee noted and understood the applicant’s personal circumstances and her 
wish to be closer to her mother in the hamlet of Upton Crews. Reference was also made 
to the possibility of the application being in accordance with the forthcoming Upton 
Bishop Neighbourhood Plan, the applicant was advised to engage with the Parish 
Council in respect of this matter. 
 
In response to the reference made to a Neighbourhood Plan, the Head of 
Neighbourhood Planning advised that Upton Bishop Parish Council had not formally 
notified the Council of their intention to prepare a neighbourhood plan.  
 
Members continued to discuss the application and noted that the proposed dwelling was 
of a similar scale to the existing dwelling at 1 Birtletons. The general consensus was that 
a small extension or annexe to the original dwelling may have been looked on more 
favourably by the Committee. Concern was also expressed in respect of the loss of 
garden space and trees as a result of the application. 
 
In response to a point raised by the Committee, the Development Manager (Hereford 
and Southern Localities) advised that the Traffic Manager had recommended conditions 
but that these were not included in the report as the case officer had summarised his 
comments. In response to a further question he advised that the trees on the site were 
not protected through tree preservation orders. 
 
Members went on to debate the issue of the care of elderly family members. A number 
of examples were given where people had wanted to move closer to their family 
members but had been unable to do so due to issues with Homepoint or the planning 
process. Some Members felt that there should be some leniency shown in the 
application of planning policies where people are giving up their time to care for the 
elderly. 
 
Some concern was expressed in respect of the definition of open countryside in the 
Council’s Unitary Development Plan. It was noted that there were a number of houses 
within the vicinity of the proposed dwelling but it was still classed as being in open 
countryside in policy terms. 
 
In response to a question, the Development Manager (Hereford and Southern Localities) 
advised Members that due to the scale of the proposal in relation to the existing house it 
would not be justifiable in planning terms to impose a condition to tie the new dwelling to 
the existing one. He further added that this would not be as problematic if the application 
was for a small extension or an annexe to the original house. 
 
Councillor BA Durkin was given the opportunity to close the debate. He reiterated his 
opening remarks and requested that the application be approved. 
 
RESOLVED 
 
That planning permission be refused for the following reasons: 
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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. 

 
9. DATE OF NEXT MEETING   

 
The Planning Committee noted the date of the next meeting. 
 
 

The meeting ended at 11.35 am CHAIRMAN 
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Further information on the subject of this report is available from the relevant case officer 
 
 

MEETING: PLANNING COMMITTEE 

DATE: 27 JUNE 2012 

TITLE OF REPORT: APPEALS 

CLASSIFICATION: Open 

Wards Affected 
Countywide  

Purpose 
To note the receipt of the following appeals. 

Key Decision 
This is not a key decision. 
 

Recommendation 

That the report be noted. 

Appeals Received 
 
Application No. N 113160/F 

• The appeal was received on 24 May 2012. 
• The appeal is made under Section 78 of the Town and Country Planning Act 1990 against a 
refusal to grant planning permission. 

• The appeal is brought by Mr Robert Edwards. 
• The site is located at Felton Court, Felton, Herefordshire, HR1 3PH. 
• The development proposed is Erection of 1 no. 20kw wind turbine with a hub height of 20.6m and 
blade diameter of 13.1m. 

• The appeal is to be heard by Written Representations. 

Case Officer: Ms R Jenman on 01432 261961 
 
Application No. S112776/F 

• The appeal was received on 24 May 2012. 
• The appeal is made under Section 78 of the Town and Country Planning Act 1990 against non-
determination. 

• The appeal is brought by Mr Robin Cheesman. 
• The site is located at Ganarew Care Home, Ganarew, Nr. Monmouth, NP25 3SS. 
• The development proposed is Construction of dormer bungalow units to form assisted living 
accommodation. 

• The appeal is to be heard by Written Representations. 

Case Officer: Mr A Prior on 01432 261932 
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Further information on the subject of this report is available from the relevant case officer 
 
 

 
Application No. S120077/FH 

• The appeal was received on 31 May 2012. 
• The appeal is made under Section 78 of the Town and Country Planning Act 1990 against a 
refusal to grant planning permission. 

• The appeal is brought by Mr A Houghton. 
• The site is located at Brick Kiln Barn, Ufton Court, Holme Lacy, Herefordshire, HR2 6PH. 
• The development proposed is Proposed detached garage with games room over. 
• The appeal is to be heard by Householder Procedure. 

Case Officer: Mr E Thomas on 01432 260479 
 
Application No. S113472/FH 

• The appeal was received on 6 June 2012. 
• The appeal is made under Section 78 of the Town and Country Planning Act 1990 against a 
refusal to grant planning permission. 

• The appeal is brought by Mr Andrew Marshall. 
• The site is located at 2 Crossways, Howle Hill, Ross on Wye, Herefordshire, HR9 5SP. 
• The development proposed is Proposed two storey extension. 
• The appeal is to be heard by Written Representations. 

Case Officer: Mr D Thomas on 01432 261974 
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Further information on the subject of this report is available from Mr R Pryce on 01432 260288 
PF2 
 

 

MEETING: PLANNING COMMITTEE 

DATE: 27 JUNE 2012 

TITLE OF REPORT: S102921/ O - DEVELOPMENT OF GRASS AND ALL 
WEATHER SPORTS PITCHES, CLUBHOUSE, 
INDOOR TRAINING BUILDING, CAR PARKING AND 
LANDSCAPING SUPPORTED BY ENABLING 
RESIDENTIAL DEVELOPMENT OF 190 UNITS AT 
LAND TO THE EAST OF HOLYWELL GUTTER LANE, 
HAMPTON BISHOP, HEREFORD, HR1 4JN 
 
For: Hereford Rugby Football Club per Mrs Sally 
Tagg, Festival House, Jessop Avenue, Cheltenham, 
Gloucestershire, GL50 3SH 
 

 
Date Received: 9 November 2010 Ward: Backbury Grid Ref: 354239,239067 
Expiry Date: 11 March 2011  
Local Member: Councillor J Hardwick 
 
1. Background and Introduction 
 
1.1 This application was first considered by Planning Committee on 31 August 2011.  The 

previous Committee report, Committee updates as reported to Committee and the Committee 
minutes are appended to this report.  The officer recommendation was for the application to be 
refused for two reasons.  The first concerned the fact the site fell within open countryside in 
policy terms and the consequential adverse landscape and visual impact of the development 
and the loss of orchard was in conflict with adopted Unitary Development Plan policies.  The 
second refusal reason was that at the time of consideration of the development, there was an 
outstanding objection from Natural England and the Council’s ecologist concerning the 
possible impact of the development on the River Wye Special Area of Conservation.   

 
1.2 Following a comprehensive debate, delegated authority was granted to officers to approve the 

development subject to the resolution of four issues as set out below: 
 

a) There being no further representations or consultations raising new material planning 
considerations by the end of the amended plan consultation period; 

b) The resolution of the outstanding objection from Natural England; 

c) The resolution of other issues identified in the officer’s appraisal, and; 

d) The completion of a planning obligation under Section 106 of the Town and Country 
Planning Act 1990 in accordance with the matters raised in the officer’s appraisal and any 
additional matters considered necessary by officers. 
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Further information on the subject of this report is available from Mr R Pryce on 01432 260288 
PF2 
 

1.3 Following further legal advice, it is necessary to bring the development back to Planning 
Committee for reconsideration.  The reasons for this are as follows: 

 
a) To update members and allow further consideration of the four requirements set out in the 

previous recommendation for approval. 

b) To consider whether the adoption of the National Planning Policy Framework materially 
changes the planning policy considerations. 

c) To consider the Council’s current supply of housing land and any ramifications arising 
from this. 

d) To consider recent case law concerning the reasons given for the approval of a 
development contrary to the officer recommendation. 

 
1.4 The proposed development remains unchanged from that previously considered and therefore 

this report primarily focusses on the above four issues.  This report should also be read in 
conjunction with the previous Committee report and other appendices. 

 
2. Site Description and Proposal 
 
2.1 The site area extends to 20.11 hectares (49.69 acres) located north of Hampton Park Road 

(B4224) and east of Hollywell Gutter Lane, approximately 0.75 KM west of Hampton Bishop 
Village.  The site is largely set out to commercial apple orchards other than a semi mature 
broadleaved band of trees running east/west through the site.  The site is presently accessed 
via two existing vehicles accesses directly onto the B4224 which serve gravelled tracks 
running throughout the site.  Levels undulate significantly across the site.   

 
2.2 The northern and eastern boundaries of the site are bordered by further commercial orchard 

with agricultural pasture land beyond.  Along part of the site frontage either side of Hampton 
Park Road are a number of predominantly detached dwellings and bungalows.  Adjacent the 
northwest corner of the site is the Martha Trust Residential Care which is currently under 
construction, north of which are further residential properties and on the western side of 
Hollywell Gutter Lane is an area of public open space with more recent residential housing 
estates beyond.   

 
2.3 The site falls outside of the settlement boundary for the city as identified within the Unitary 

Development Plan and therefore lies entirely within open countryside.  A small part of the 
south west corner of the site falls within Hampton Park Conservation Area and 300 metres 
north of the site is the Ring Ditch Scheduled Ancient Monument. The property known as 
Whistlefield south east of the site is also grade II listed.  400 metres south of the site is the 
River Wye which is designated a Special Wildlife Site, Site of Special Scientific Interest and 
Special Area of Conservation and the floodplain (floodzone 3) extends into the lower southern 
third of the site. Hollywell Gutter Lane is bridleway and west of here is a Site of Importance for 
Nature Conservation. 

 
2.4 The site itself has no statutory landscape designation but is characterised within the Council’s 

Landscape Character Supplementary Planning Document primarily as Principal Settled 
Farmlands.  The Council’s Urban Fringe Sensitivity Report prepared as part of the evidence 
base to support the Core Strategy designates the landscape as high-medium landscape 
sensitivity.  Orchards are also priority habitats within both the Herefordshire and National 
Biodiversity Action Plan. 

 
The Proposal 
 

2.5 The proposal is for a mixed-use development to create a new base for Hereford Rugby 
Football Club comprising 6 new grass senior pitches (2 of which are floodlit) and 2 grass junior 
pitches, a full size floodlit all weather pitch, clubhouse and indoor training facility with enabling 
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residential development of 190 units, 35% of which will be affordable and an area for 
allotments. 

 
2.6 The application is in outline form with the principle of the development and means of access to 

be considered at this stage.  The appearance, landscaping, layout and scale of the 
development are reserved for future consideration.  The format of the application is rather 
unusual in that the proposed housing is required to enable the construction of the rugby club 
facilities.  Effectively, the increase in the value of the land generated by the granting of 
planning permission would provide the funds from the housing developer to construct the club 
infrastructure and pitches: this is secured through a Section 106 Agreement.   

 
2.7 The application is accompanied by an Environmental Statement (ES).  This considers the 

likely significant environmental effects of the development and the scope to reduce or mitigate 
any environmental affects that may occur.  The ES includes specific chapters on transport, 
noise, hydrology and drainage, utilities and services, ecology, landscape and visual impacts, 
community impacts, archaeology and cultural heritage, geo-environmental and agricultural 
impacts.  The application is also supported by several additional reports as follows: Design 
and Access Statement incorporating a design code, Planning Statement incorporating a 
Statement of Community Involvement, draft Section 106 Heads of Terms, Arboricultural 
Report, Sequential Site Selection Report both for the development as a whole and the rugby 
club in isolation, Sports and Community Use Statement, Heritage Statement, Framework 
Travel Plan, Framework Waste and Construction Management Plan and a Viability 
Assessment.  

 
3. Policies  
 
3.1 The relevant Unitary Development Plan policies and Supplementary Planning Guidance 

remain as set out in the previous Committee report.  However, since the previous 
consideration of the development, all national planning policy statements have been replaced 
with the National Planning Policy Framework.  The relevant policy guidance contained within 
this document is considered in the officer’s appraisal. 

 
3.2 The Unitary Development Plan policies together with any relevant supplementary planning 

documentation can be viewed on the Council’s website by using the following link:- 
 
 http://www.herefordshire.gov.uk/housing/planning/29815.asp 
 
4. Planning History 
 
4.1 As set out in the previous Committee report and updates appended to this report. 
 
5. Consultation Summary 
 
5.1 As set out in the previous Committee report and updates appended to this report other than is 

updated in the officers appraisal. 
 
6. Representations 
 
6.1 As set out in the previous Committee report and updates appended to this report other than is 

updated in the officer appraisal. 
 
7. Officer’s Appraisal 
 
7.1 As was the case when the application was first considered, the competing factors to be 

assessed with the proposal result in a very finely balanced decision and the adoption of the 
National Planning Policy Framework and Council’s publication of its housing supply position 
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reinforces some of the previously secondary material planning considerations.  This appraisal 
will focus on the four primary reasons for bringing the development back to the Committee for 
reconsideration as identified at paragraph 1.3 and consider their implications.  The first being 
the issues to be addressed as outlined in the previous Committee recommendation. 

 
Requirement 1 – Expiry of the amended plan consultation period 

7.2 At the time of consideration of the report, the re-consultation period on the amended plans had 
not expired.  During the outstanding period of consultation, no new representations were 
received raising new material planning considerations that were not already covered in the 
report or considered by members in debating the application.  Consequently, the requirements 
of part one of the previous Committee recommendation have been met.   

 
7.3 Approximately two months after the closure of the consultation period, a letter was received 

from the National Association of Cider Makers (NACM) expressing their concerns with the loss 
of orchard, parts of which were planted in the early 2000’s by Bulmers resulting from a 
breeding programme begun in 1985.  They identify that the trees are of great importance as a 
‘gene bank’ to the future development of cider apple varieties that will survive changes in our 
climate.  They request the scheme be amended to secure the retention of the orchard in 
question which is located where the junior pitches are proposed.  This would entail stepping 
outside of the application site area and therefore is not possible within the terms of the 
application as currently presented.  Notwithstanding, what has been agreed with the developer 
is that if approved, a condition will be imposed preventing any development in the relevant 
area until May 2013.  This would allow time for either the affected trees to be translocated 
and/or cuttings to be taken to propagate the trees elsewhere.  It should also be noted that 
approximately 50% of the orchard the NACM refer to will be unaffected by the development. 

 
Requirement 2 – Resolution of the Natural England objection 

7.4 Natural England remained in objection to the development primarily due to the potential impact 
of the development on the Conservation Objectives of the River Wye Special Area of 
Conservation.  A summary of their response to the amended plan re-consultation undertaken 
prior to the previous consideration of the development is appended to this report as part of the 
previous Committee updates.  The thrust of the objection concerned the increased foul 
drainage discharges arising from the development, the associated phosphate content of those 
discharges and the capacity of the protected watercourse to absorb the impact of the 
additional discharges via the sewage treatment works.   

 
7.5 In response to this objection, the applicants commissioned a drainage study to establish the 

foul drainage flows from the development and the associated impact on the River Wye.  The 
conclusion of this report was that the development would have no likely significant affects in 
the River Wye Special Area Conservation.  Additionally, the Council has been working with the 
Environment Agency, Welsh Water and Natural England to establish what the future 
development capacity of the water course is through undertaking a computer modelling 
exercise.  This has revealed that there remains capacity for several thousand houses within 
the River Wye catchment area before the Conservation Objectives of the watercourse are 
becoming close to being exceeded. 

 
7.6 Consequently, the combination of the report provided by the developer along with analysis 

undertaken by the Council has demonstrated that the proposed development both in isolation 
and in combination with other relevant plans and projects will not result in any significant 
adverse effect of the River Wye Special Area of Conservation.  Other concerns raised by 
Natural England regarding the potential impact of earthworks on the Special Area of 
Conservation would be addressed through a combination of planning conditions and the 
Section 106 Agreement.  Natural England has now withdrawn their objection. 
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Requirement 3 – Addressing other matters in the report 

7.7 The two principal outstanding issues raised in the previous report concerned the preparation 
of the more detailed design code to support the planning permission and a review of the 
housing mix to achieve a better balance of house sizes.  

 
7.8 A design code has now been prepared and agreed with the applicants and compliance would 

be achieved through a planning condition.  The design code stipulates the parameters for the 
future detailed applications covering matter such as amenity space, waste management, 
parking, design, materials, boundary treatments, drainage, road structure, siting and 
orientation, scale and green infrastructure.  The design code also stipulates the highest 
contour which the residential development can extend to, to assist in mitigating the visual 
impact of the development on the higher parts of the site.  This will ensure the future detailed 
applications are sensitively designed around the physical opportunities and constraints of the 
site. 

 
7.9 The affordable housing mix remains unchanged.  This being 35% affordable housing with a 

mix of 50% social rented and 50% intermediate tenure.  The overall housing provision is now 
14% 1 bedroom units, 25% 2 bedroom units, 46% 3 bedroom units and 15% 4 bedroom units.  
The represents a more balanced provision with more two and three beds and less four bed 
units whilst still recognising both the location of the site and the format of the development 
justifies a higher number of family housing.  Other matters raised in the report such as the 
preparation of a community use agreement for the sports facilities and preparation of more 
detailed travel plans have also now been secured through a Section 106 Agreement. 

 
Requirement 4 – Completion of a Section 106 Agreement 

7.10 The Section 106 Agreement has now been agreed by all parties, is completed and is awaiting 
signature.  This was a particularly complex Agreement and has taken a considerable period of 
time to assemble.  It is also noteworthy that this represents the largest S106 Agreement in 
terms of direct community infrastructure provision, financial contributions, land transfers and 
other requirements the Council has ever negotiated.  A summary of the requirements of the 
S106 Agreement are set out below: 

 
Financial Contributions 

Contribution to fund the rugby club 
facilities 

£4,594,169 

Education  £894,660 
Flood and Drainage Relief  £40,000 
Recycling £14,760 
Play, Sport and Recreation  £190,000 
Libraries £26,826 
Transportation £368,940 

 
• Phased delivery of 35% affordable housing comprising of 67 units split between 34 units 

as social rented and 33 units as intermediate tenure (shared ownership, intermediate rent 
and low cost market housing) 

• A requirement that all housing achieves level 4 of the Code for Sustainable homes and the 
rugby development achieves BREEAM Very Good or equivalent standard 

• Creation of 36 fully serviced and equipped community allotments and freehold transfer to 
the Council at no cost 

• Safeguarding of a corridor through the site to enable the construction of additional road 
infrastructure and freehold transfer of the land to the Council at no cost 

• Freehold transfer of Hereford Rugby Club’s existing grounds and buildings to the Council 
at no cost upon completion of their new facilities 
 

13



 

 

Further information on the subject of this report is available from Mr R Pryce on 01432 260288 
PF2 
 

• Full travel plans for both the residential and rugby developments – both requiring a 15% 
reduction in single occupancy vehicular trips to and from the site over 5 years 

• A full Ecological Management Plan – this protects the retained orchard, requires it all to be 
converted to organic farming within 3 years and sets out a 15 years programme of works 
to enhance the biodiversity value of the site 

• A Community Sports and Business Plan – this identifies how the club will enable wider use 
of the facilities by schools, other sports clubs, community groups and the public 

• A detailed specification for the rugby facilities 
• An insurance bond held in favour of the Council for the sum of £4,594,169 so as in the 

event the developer does not complete the rugby development, the Council has the funds 
to complete the works. 

 
National Planning Policy Framework 

7.11 Since the previous consideration of the development in August last year, two other notable 
changes have occurred, namely the adoption of the National Planning Policy Framework 
(NPPF) and the publication of the Council’s latest Annual Monitoring Report (AMR) which 
includes an analysis of the current supply of deliverable housing land.   

 
7.12 The NPPF clarifies that due weight can still be given to the relevant Unitary Development Plan 

policies for a period of 12 months from date of adoption of the NPPF providing those policies 
are largely consistent with the NPPF.  It is not considered the Core Strategy is sufficiently 
advanced to be given due weight in the consideration of the application. 

 
7.13 The application was previously recommended for refusal as it was considered the 

development would adversely erode the landscape character of the area and result in the 
significant loss of orchard which is a Biodiversity Action Plan Habitat.  Consequently the 
development was considered contrary to UDP landscape policies S7, LA2 and LA3 and policy 
NC6 concerning the threat and loss of biodiversity action plan habitats.  The development was 
also considered contrary to policy H7 in that none of the exceptions within this policy 
concerning development in the countryside were met and policy RST10 which requires that 
major sports facilities are acceptable in terms of their environmental impact.  The second 
reason for refusal as reported to Committee as an update to the agenda concerned the impact 
of the development on the Special Area of Conservation.  As explained at paragraphs 7.4-7.6, 
this issue has now been resolved. 

 
7.14 At the heart of the NPPF is a general presumption in favour of sustainable development and 

applications for housing should be considered in this context.  It has previously been accepted 
that the development can be regarded as sustainable in terms of its location, accessibility, 
design and construction standards to be achieved.  However, this presumption does not 
override normal, site specific planning considerations and the need to comply with the relevant 
Unitary Development Plan policies where they are consistent with the NPPF.  In this regard, 
the site remains contrary to policy H7 being located in the open countryside.   

 
7.15 Whilst the additional documents such as the design code and ecological management plan do 

go some way to mitigating the negative impacts of the development, in your officer’s opinion, 
the loss of orchard and adverse visual and landscape impact of the development cannot be 
fully mitigated and therefore the development remains in conflict with the UDP policies listed in 
7.13 above.  The NPPF advises of the need to protect and enhance valued landscapes but 
that the level of protection should be commensurate with their status.  In this instance, the site 
has no statutory designation but the Council’s evidence supports the position that the 
landscape and orchard is of value, local distinctiveness and contributes to the landscape 
setting of the city.  Therefore, whilst the NPPF places a lower importance on undesignated 
landscapes and habitats, it is considered the aims and requirements of UDP policies LA2, LA3 
and NC6 are consistent with the NPPF. 
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The NPPF and Housing Land Supply 

7.16 The NPPF now requires that local planning authorities should identify a five year supply of 
housing with an additional 5% buffer to ensure choice and competition in the market for land.  
Since the previous consideration of the application, the Council has published its Annual 
Monitoring Report (AMR).  Based on the AMR figures, the Council currently has a shortfall of 
216 units which equates to a 4.6 year supply.  This shortfall also does not account for the 
requirement to maintain an additional 5% buffer.  Whilst the shortfall is not significant, it is 
nevertheless a shortfall.  The NPPF stipulates that relevant policies concerning the supply of 
housing land should not be regarded as up to date if a five year land supply cannot be 
demonstrated.  The need for the Council to provide for additional deliverable housing sites is 
now more explicit than was the case previously and therefore must be considered a material 
consideration in favour of the development. 

 
Recent Legal Case Law 

7.17 The Council has recently been engaged in a legal case which primarily concerned the reasons 
given for approval of a development when contrary to an officer recommendation.  The 
relevant case law now requires that in order to comply with its statutory duty, the local 
planning authority clearly sets out the issues that were considered, the relevant policies, the 
extent to which the development complies with those policies and the weight given to other 
material considerations.  Following further legal advice, concerns exists as to whether these 
legal requirements have been fully satisfied to date in the consideration of this application and 
therefore, the application requires reconsideration and if recommended for approval again, the 
reasons for approval need to be clearly set out. 

 
8. Conclusion 

 
8.1  The development site falls outside of the city boundary and falls within open countryside when 

assessed against the adopted Herefordshire Unitary Development Plan.  Whilst the National 
Planning Policy Framework has now come into force and is a material planning consideration, 
where UDP policies are consistent with the NPPF, due weight can be given to the relevant 
UDP policies. The policies within the UDP therefore remain the primary tests against which the 
development must be judged subject to their compliance with the NPPF. 

 
8.2 The housing development is therefore contrary to UDP policy H7.  In terms of the sports 

facilities, policy RST10 permits major sporting facilities on the edge of the city subject to there 
being a strategic sporting need and they are acceptable in terms of their environmental 
impact.   

 
8.3 Sequentially, the applicants acknowledge there are several other sites that are more suitable 

and appropriate for the development around the city.  However, the availability of the 
application site is a material planning consideration and should be afforded weight if the 
development is acceptable in all other respects. 

 
8.4 The local community have expressed concerns regarding highway capacity and the potential 

for the development to increase flood risk in the locality.  Whilst the apprehension regarding 
flooding in particular is understandable given the recent local floods, the statutory consultees 
regarding these matters raise no objection.  Natural England and the Council’s ecologist 
objections concerning the Habitat Regulations assessment have now been addressed.  The 
development is likely to have a short term negative impact on the biodiversity of site through 
site clearance and linked construction operations but the compensatory provision and 
ecological management plan can mitigate this impact and enhance the biodiversity value of 
the site in the medium to long term. 

 
8.5 The primary concern relates to the magnitude of the landscape and visual impact.  The site 

currently has a landscape character that may not be particularly unique for the County as a 
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whole but is distinctive to the urban fringe of this part of the city as confirmed in the Council’s 
Urban Fringe sensitivity analysis report.  The proposals including the additional information, 
namely the design code and ecological management plan are welcomed but they are not 
considered sufficient to mitigate the harmful landscape and visual impact caused by the scale 
of development and extent of orchard to be removed compounded by the undulating and 
elevated topography of the site. 

 
8.6 The development will however deliver new housing which the Council requires to boost its 

housing land supply and enhance consumer choice.  Early commitment to delivery will also 
realise the construction of much needed affordable housing and significant contributions 
towards enhanced community infrastructure delivered via the Section 106 Agreement.  The 
benefits to Hereford Rugby Club are clear but the development will also fulfil a strategic need 
for new rugby pitches and facilities serving the City and County for generations to come.   

 
8.7 Benefits will also arise from the availability of additional sporting and other facilities for use by 

schools and particular sports such as netball which currently experiences difficulties with the 
availability of facilities.  The provision of allotments is also welcomed particularly as there is a 
significant need as evidenced by the long waiting list for existing allotments. The transfer of 
the clubs existing site to the Council at no cost will also be a significant sport and community 
asset for benefit of city.  Although an eastern road corridor is currently not proposed, the 
safeguarding of land to deliver this infrastructure in the future is also a relevant consideration. 

 
8.8 In summary, there a number of material planning considerations that can be given significant 

weight in the assessment of this application.  In accordance with the NPPF, the sustainability 
of the development and the delivery of additional housing in particular should be given 
particular weight.  However, on balance, these factors are not considered sufficient to 
outweigh the negative landscape and visual impacts of the development, the loss of orchard 
and the associated conflict with adopted policy requirements.  The application is therefore 
recommended for refusal. 

 
RECOMMENDATION 
 
That planning permission is refused for the following reason: 
 
The site is within open countryside outside of the settlement boundary for Hereford as defined 
by the adopted Herefordshire Unitary Development Plan (UDP).  The residential element of the 
development does not satisfy any of the exception criteria within policy H7 and the 
presumption against new housing development within the open countryside therefore applies. 
UDP policy RST 10 only permits major sports facilities on the edge of Hereford where they are 
acceptable in terms of their environmental impact.  It is considered the development will be 
visually intrusive, will result in the permanent loss of a significant area of orchard which is a 
Biodiversity Action Plan habitat, and will adversely erode the landscape character of the site 
and setting of the city.  As such the development is contrary to policies S7, LA2, LA3, NC6, H7, 
and RST 10 of the UDP.  The requirements of the National Planning Policy Framework are not 
considered sufficient to outweigh the conflict with the adopted policies. 
 
Decision:  ..............................................................................................................................................  
 
Notes:  ..................................................................................................................................................  
 
 ..............................................................................................................................................................  
 
Background Papers 

Appendix 1 - Original Committee report (31 August 2011) [page 19] 
Appendix 2 - Committee updates (31 August 2011) [page 69] 
Appendix 3 - Committee minutes [page 75]

16



 

 

Further information on the subject of this report is available from Mr R Pryce on 01432 260288 
PF2 
 

 
 
 
 
 

 
 
 
 
 
 

This copy has been produced specifically for Planning purposes.  No further copies may be made. 
  
APPLICATION NO:  S/102921/O 
 
SITE ADDRESS: LAND TO THE EAST OF, HOLYWELL GUTTER LANE, HAMPTON BISHOP, HEREFORD, 
HR1 4JN 
 
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: 27 JUNE 2012 

TITLE OF 
REPORT: 

S120539/CD - AN EXTENSION, PART SINGLE STOREY AND 
PART DOUBLE STOREY TO EXISTING SCHOOL BUILDING, 
WITH ASSOCIATED LANDSCAPING AND INCORPORATING 
AMENDMENTS TO LAYOUT AND APPEARANCE OF 
EXISTING SCHOOL AT BLACKMARSTON DAY SCHOOL, 
HONDDU CLOSE, HEREFORD, HR2 7NX 
 
For: Property Services, Herefordshire Council per Amey 
Consulting, Explorer 2, Fleming Way, Crawley, W Sussex, 
RH10 9GT 
 

WEBSITE 
LINK: 

http://www.herefordshire.gov.uk/housing/planning/58286.aspx?ID=120539&NoSearch=
True 
 

 
Date Received: 17 February 2012 Ward: St Martins and Hinton Grid Ref: 350248,238313 
Expiry Date: 18 May 2012  
Local Members: Councillors ACR Chappell, R Preece and P Rone 
 
1. Site Description and Proposal 
 
1.1 Blackmarston School was built in the late 1990s and provides special needs school provision 

for the wider Herefordshire community.  The school is sited in a primarily residential area to 
the south of the city, and is accessed via Honddu Close (from Dulas Close to the north and 
Greencroft / Standale Road to the south). 

 
1.2 The school is unusual in its design being octagonal in shape.  The building is single storey 

with all rooms sited around a central atrium / courtyard area.  The school building is sited to 
the east of the application site with car parking to the west of the school building.  The land 
levels then slope considerably westwards towards the dwellings on Stanberrow Road.  The 
schools play area and mobile classrooms are sited to the rear of the main school building 
(north east). 

 
1.3 The application proposes an extension to the school to provide additional classrooms, hygiene 

facilities, hall and facilities and first floor staff accommodation.  The extension projects away 
from the existing building in a westerly direction and is 70m in length and would run parallel 
with, and approximately 4m from the existing boundary with Marlbrook School.  The first part 
of the extension would be single storey (5m) in height, rising to 8m for 23m in length before 
reducing in height.  The building has been designed to accommodate a change in levels and 
as such, although the height reduces, it would continue to be 7m in height (above ground 
level).  One of the key requirements of the school is to have a hall of sufficient height, 
positioned at the front of the school to assist with the arrival and departure of the children that 
are brought in by minibus.  This hall and associated rooms are located within a part of the 

AGENDA ITEM 8

79



 

 

Further information on the subject of this report is available from Ms Kelly Gibbons on 01432 261781 
PF2 
 

extension that projects in a northerly direction towards the dwellings on Dulas Avenue.  This 
projects forwards by approximately 22m, and would be 8m from the boundary with the 
adjacent neighbour.  This element also has to cope with the changes in levels and as such the 
eastern section would be approximately 4.5m to eaves height and the western part of the hall 
would be 7m to eaves height.  The plans have been amended to try and address the concerns 
raised, and part of this forward projection has now been reduced, the plant room roof has 
been altered to a flat roof, and the wall moved back slightly to increase the planting area.  The 
facing wall of this projection is proposed to be painted with a mural.  The remaining building 
utilises brickwork at lower levels with lightweight panelling and standing seam profiled sheet 
metal cladding to roof. 

 
1.4 The internal road layout will be altered with the ‘roundabout’ and central parking (12 spaces) 

retained at the entrance, in a revised form.  A 4.5m wide roadway is proposed along the 
northern boundary of the site leading to a car park accommodating 22 spaces.  Planting and 
landscaping is proposed along the boundaries of the car park and roadway. 

 
2. Policies  
 
2.1 National Planning Policy Framework: 
 

The following paragraphs (extracts of) are of particular relevance 
 

Paragraph 17  
 

‘always seek to secure high quality design and good standard of amenity for all existing and 
future occupants of land and building’ 
 
‘take account of and support local strategies to improve health, social and cultural wellbeing 
for all, and deliver sufficient community and cultural facilities and services to meet local needs’ 

 
Paragraph 58  

 
‘… Planning policies and decision should aim to ensure that developments:  
• Will function well and add to the quality of the area, not just for the short term but over the 

lifetime of the development; … 
• Are visually attractive as a result of good architecture and appropriate landscaping …’ 

 
Paragraph 72 

 
‘The government attaches great importance to ensuring that sufficient choice of school places 
is available to meet the needs of existing and new communities.  Local Planning Authorities 
should take a proactive and collaborative approach to meeting this requirement and to 
development that will widen choice in education.  They should:  
 
• Give great weight to the need to create, expand or alter schools; …’ 

 
2.2 Herefordshire Unitary Development Plan: 
 

S1 - Sustainable Development 
S2 - Development Requirements 
S6 - Transport 
S11 - Community Facilities and Services 
DR1 - Design 
DR2 - Land Use and Activity 
DR3 - Movement 
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2.3 The Unitary Development Plan policies together with any relevant supplementary planning 

documentation can be viewed on the Council’s website by using the following link:- 
 

http://www.herefordshire.gov.uk/housing/planning/29815.asp 
 
3. Planning History 
 
3.1 HC940012JZ Construction of new Blackmarston Special School of 1100 sq m floor 

area associated play areas and vehicular parking and turning facilities.  
Approved 31 January 1994. 

 
3.2 HC940462JZ Construction of new Blackmarston Special School of 1100 sq m floor 

area associated play areas and vehicular parking and turning facilities.  
Approved 12 December 1994. 

 
3.3 DCCW2004/2623/F Provision of modular building for use as temporary nursery.  Council 

Approved Application 7 September 2004. 
 
3.4 DCCW2005/2099/F Landscaping of existing turfed area between playground and boundary.  

Approved 12 December 1994. 
 
3.5 S100582/CD Provision of 1 no. new mobile to provide additional facilities for children 

with special needs with hygiene room and canopy linking outside 
space to adjacent mobile.  Withdrawn 21 May 2010. 

 
3.6 S101203/CD Retention of existing mobile building and provision of 1 no. mobile 

building and link canopy adjacent to provide additional facilities for 
children with special needs.  Council Approved Application 24 June 
2010. 

  

4. Consultation Summary 
 

Statutory Consultees 
 
4.1 Sport England comments as follows:  
 

The area proposed for the school extension lies adjacent to the boundary with Marlbrook 
School Playing Field.  This boundary means that the area affected by the application is 
physically and functionally separate from the adjacent playing field and its function is 
considered to be general open space and landscape area associated with Blackmarston 
School….  In addition to not affecting the adjacent playing field, or prejudicing its use, the 
proposed development would also appear not to impact on any other opportunities for sport.  
This being the case, Sport England does not wish to raise an objection to this application.  

 
Internal Council Advice 

 
4.2 The Traffic Manager recommends condition and comments that the proposed increase in car 

parking and minibus parking is considered to be acceptable provision for the proposed 
development. 

 

DR4 - Environment 
DR14 - Lighting 
T11 - Parking Provision 
T14 - School Travel 
CF5 - New Community Facilities 
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4.3 The Environmental Health Manager raises no objection to the proposed development but 
requests conditions in respect of external lighting and hours of working during construction.  

 
4.4 The Conservation Manager (Landscape) makes the following comments:  
 

It is a shame that the size of the new building significantly limits the amenity space available to 
create a high quality landscape setting for this school.  The access and car park requirements 
further reduce the areas available for planting and dominate the front of the site.  Proposals for 
a combination of high quality, varied, hard surface materials could be used to improve the 
appearance of these areas.  There are several trees, including a small woodland area that will 
be lost during development and the roughly marked up drawing does not represent a thorough 
tree survey.  It is noted that new planting is shown to the boundaries, however for a 
development such as this I would expect a proposed landscape scheme to be detailed as an 
integral part of the application. 

 
If this application is to be approved then I request the following conditions are added: 

 
• Tree protection for retained trees in accordance with BS5837:2005 ‘Trees in relation to 

construction’. 
• A hard and soft landscape scheme. 
• Details of the construction and material for the gabion retaining wall and boundary fencing. 
• Details of the new play area, including the tree planted sensory area. 

 
5. Representations 
 
5.1 Hereford City Council make the following comments: We support the principle, however, we 

are worried about the impact of the increased traffic on the surrounding roads.  The new site 
should also have an adequate screening to prevent overlooking of the neighbouring residential 
properties.  

 
Amended plans - Although we appreciate the necessity for extension, the plans, as presented, 
will be too overpowering and will have too great impact over the neighbours. 

 
5.2 Letters of objection have been received from:  
 

L V Yarwood, 31, Dulas Avenue 
Mr and Mrs G Jones, 29 Dulas Avenue 
Angela Poyner (adjacent neighbour) 

 
These letters raise the following issues:  

 
• Impact on privacy / overlooking 
• Impact on view and loss of light / sunlight / make everything darker 
• Object to car park at bottom of garden due to noise and disturbance 
• Request fence be erected on boundary with car park 
• Additional fencing may be like caging us into our property overlooked by a monstrosity of a 

building 
• May generate more noise / car fumes 
• Querying why extension cannot run alongside the side of the building nearest to 

Marlbrook?  
 
5.3 The application has also generated significant amount of support as follows:  
 

32 letters of support from parents / staff / local residents  
24 signatures on copied letters (no addresses) 
9 letters from the children at the school  
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These letters raise the following issues:  
 

- The school is the only school in Herefordshire that caters for children with special needs 
both physically and mentally.  

- The school was built for 40 pupils and already has over 70 pupils and is ‘bursting at the 
seams’.  The pattern for demand will continue to grow.  

- There has been / is an increase in children with profound multiple learning and physical 
learning difficulties that need / require specialist equipment (wheelchairs, walkers, standing 
frames etc)  

- Huge demand for space and lack of availability impacts upon level and quality of care and 
support to children as well as parents and carers 

- Classes are cramped so not all classes have the full range of activities 
- Existing portacabins are unsuitable for children and their needs (leaking roofs, uneven 

floors, temperature of buildings) 
- School hall used for many activities, but there is a lack of storage and as such limited on 

how it can be used. 
 
Examples of some of space issues within the school:  
 

- The school has a large team of dedicated staff. 
- Small and inadequate staff room. 
- The existing school was built due to problems of overcrowding, lack of space etc, and 

these problems have re-occurred and we are in the same situation with a desperate need 
for additional accommodation to house the children that are already in the school. 

- Query why other main stream school have had new schools and buildings? 
- Refusing planning permission will mean that the children would not receive the education 

that they are entitled to and families would lose a life line (break for child care). 
- Acknowledgement of the help and support that the school gives parents and carers. 

 
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 
 
6. Officer’s Appraisal 
 
6.1 The key issues for the consideration of this application are:  
 

- The principle of and need for the proposed development  
- Design and impact 
- Landscaping 
- Parking and Highways  
- Drainage 
- Habitat Regulations 

 
The principle of and need for the proposed development 

 
6.2 Herefordshire Unitary Development Plan Policy CF5 is broadly supportive of development that 

would result in the provision of new or improved community facilities, including educational 
facilities, where they are considered to be appropriate in scale to the need of the community 
and reflect the character of the locality; are located within or around the settlement or area 
they serve; would not significantly impact upon the amenity of neighbouring residents; and 
incorporate safe and convenient pedestrian access together with appropriate provision of car 
and cycle parking and operational space.  

 

83



 

 

Further information on the subject of this report is available from Ms Kelly Gibbons on 01432 261781 
PF2 
 

6.3 Blackmarston School outgrew its original building on Ross Road and the new Blackmarston 
School opened in 1997.  It was designed to accommodate 40 pupils.  This need at the time 
was primarily for children with learning difficulties.  The school was designed operationally with 
this in mind, but now has to cope with many more physical disabilities.  The school is currently 
accommodating around 70 pupils age 2 - 11, and is utilising 3 mobile classrooms located 
within the playground / outside area.  The school is the only primary aged special school in 
Herefordshire that caters for children with severe and complex learning difficulties and 
disabilities.  There has been a significant increase in the schools population in the last 4 years 
and national projections suggest continued rises in the births and survival of children with 
severe and complex learning difficulties and disabilities. 

 
6.4 As represented in the significant number of letters received from parents and staff, the school, 

and its staff are operating with significant limitations in respect of space for teaching, 
therapies, hygiene rooms and care, storage and many operational restrictions that are 
hampering the ability of the school to provide appropriate levels of education and care.  The 
lack of space also restricts the school’s ability to offer support to parents and carers of the 
pupils. 

 
6.5 Having visited the school, and in taking account the representations from the parents, 

teachers and governors, it is clear that the school is, without doubt, in need of additional space 
to provide the facilities that are required to provide the full specialist educational provision to 
meet the needs of their pupils.  The proposed school would provide facilities for 80 pupils, with 
one additional teacher and three additional support staff.  

 
6.6 The school serves the whole of the County, and as such, its location within Hereford City is 

such that it is central to the wider community that it serves.  The present need for a facility of 
this size is apparent, with the proposed extension providing for the 71 children currently 
enrolled, plus the ability to take an extra 9.  Therefore the extension is responding to an 
identified need and is not considered to be out of scale given its wide County catchment. 

 
Design and impact 

 
6.7 In designing this extension there are several key constraints and parameters that needed to 

be considered.  The site itself has a number of constraints, including road access, overlooking, 
security, site contours and levels, relationships with neighbours and Marlbrook school.  There 
is also a restricted budget and the need to ensure that the works are planned and phased 
around the operation of the school to ensure continued running in a safe way and not causing 
distress to pupils. 

 
6.8 Notwithstanding the identified and pressing need, it is a requirement of Policy CF5 that the 

development should not significantly impact upon the amenity of neighbour residents;  
 
6.9 As the project has developed there have been several schemes that have been explored and 

dismissed for sound reasons, including budgetary, land and construction constraints.  This 
included the potential for utilising some land within the Marlbrook school boundary, however 
this conflicts with the policies and principles in relation to the protection of playing fields and 
was considered likely to have attracted an objection from Sport England. 

 
6.10 The design of the building that is now being considered is such that it meets the requirements 

and functional needs of the school, meets budgetary constraints and can be built whilst 
accommodating the existing school.  The building is a large building, that is significant in scale 
and mass, and is some 3m taller than the original school.  The bulk and mass of the building 
has been broken up somewhat by the mix of materials and differences in roof heights, but, 
nonetheless it is of a considerably different scale than the original building and of the 
residential properties that surround it. 
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6.11 The key issue is not the detailed design of the building, but the context that it sits within.  The 
existing school sits in a position that is elevated above those of the dwellings that face this 
application site (Dulas Avenue and Stanberrow Road).  The ground (garden) level of number 
29 Dulas Avenue is over 2m lower than that of the height of the adjoining land which then rises 
to the car park of the existing school.  Therefore when the site is viewed from the first floor 
bedrooms of this dwelling, the car parking is at the same level.  The boundary of this property 
is already a substantial and imposing height of almost three metres, over which the parked 
cars can be viewed.  The proposed extension would be sited 8m from the boundary of these 
dwellings, with a roadway in between.  The distance from the rear of number 29 (that has 
been extended by projecting rearwards) to the wall of the proposed extension would be 
approximately 20m.  The proposed building would be 4.5m to the eaves from the existing 
raised ground level and over 6m in height rising as the roof slopes away towards the main part 
of the building to a height of 6.5m (above ground level).  The main building being 8m in height 
(above existing ground level).  The close proximity coupled with the scale and mass of the 
building would represent a development that would be overbearing and intrusive, and that 
would impact on the living conditions and amenities currently enjoyed by the occupants of 
these dwellings.  Whilst the occupants of number 29 are likely to be most affected, those that 
reside in numbers 31 and 33 are also likely to be adversely affected due to the proximity, size 
and scale of the proposed extension. 

 
6.12 In order to try and address the concerns raised by officers the plans have been amended.  

These amendments do go someway to improving the relationship by reducing the extent of the 
of the hall roof, reducing the plant room roof height and setting back the wall to allow further 
planting.  However, it is your officer’s opinion that the proposed extension would still be 
unacceptable.  There is mitigation proposed by way of planting, but this will do little to address 
the imposing nature of the building, which at this scale and in such close proximity cannot be 
readily softened.  As such, the proposal would fail to comply with the requirements of Policies 
DR2 and CF5 that seek to ensure that new community facilities would not significantly impact 
upon the amenity of neighbouring residents.  

 
Landscaping  

 
6.13 Letters of representation also raise concern about the car park that would be sited on the 

boundary of the adjacent properties.  Whilst no fence is proposed, this is something that could 
be provided by way of a condition, and which would go someway to protecting the privacy and 
amenities of neighbours from car park users.  Landscaping could, in time, also help to form a 
more robust boundary.  Additional landscaping throughout the site is also proposed, and a 
comprehensive landscaping scheme could be sought through a condition as recommended by 
the Council’s Landscape Officer and as required by Policy LA6 of the Herefordshire Unitary 
Development Plan. 

 
Parking and Highways 

 
6.14 One of the key considerations raised during the pre-application process was the need to 

provide sufficient parking for the staff and parents to ensure that parking provision does not 
spill out onto the adjacent residential roads.  The Traffic Manager is satisfied that enough 
parking has been provided within the site to accommodate the high numbers of staff that are 
employed at this special school.  The majority of children are brought in by minibus from 
across the County and arrivals and departures are carefully co-ordinated with the school.  This 
reliance upon mini-bus travel was a key consideration in the design of the school, with the hall 
being located close to the drop off point as children are gathered in the hall to wait for buses 
and in the mornings.  Given the specialist nature of the school, and its large catchment, the 
use of mini-buses is the most sustainable method of transport for many of the pupils.  The 
proposal would also not result in a practical significant increase in pupils at the school and as 
such, traffic movements and parking provision is unlikely to impact on highway safety in 
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accordance with the requirements of Policies DR3 and CF5 of the Herefordshire Unitary 
Development Plan.  

 
Habitat Regulations Assessment / Drainage  

 
6.15 The Council has recently identified an issue regarding phosphate levels in some of its 

watercourses.  These are particularly high in the River Wye and this has significant 
implications due to its designation as a Special Area of Conservation (SAC).  This designation 
gives the river European protection and the Council has a legal requirement as a competent 
authority under the Habitat Regulations to take into account the effects of development on it.  
This is different from the normal planning position of balancing competing issues or demands 
and assessing cases whereby impacts can be traded off against each other.  The Regulations 
effectively superimpose on the normal process a structured, precautionary process which 
must be followed in order that a lawful decision can be reached.  Because the cumulative ‘in 
combination’ effects of individual small scale schemes need to be assessed as part of that 
process, the Council must be convinced that the scheme in question will not adversely affect 
the integrity of the watercourse.  If it cannot satisfy itself on that point, the scheme cannot 
proceed.  

 
6.16 The development is likely to increase phosphates entering the Special Area of Conservation, 

however the recent SIMCAT report from the Environment Agency demonstrates that there is 
sufficient headroom regarding phosphate levels for this application alone or in combination 
with other plans and projects, as referred to in the table below, to comply with the 
Conservation Objectives for the SAC.  In the event that Members resolve to approve this 
application, a formal HRA screening would need to be undertaken.  Notwithstanding this, the 
position is potentially subject to change and if required a further update will be provided at the 
Committee meeting. 

 
Conclusions 

 
6.17 There is, without doubt, a need for this school to be extended to provide the additional space 

for the facilities that are required to provide the full specialist educational provision to meet the 
needs of pupils.  However, there is a need to balance policies that seek to support the needs 
of this school and its pupils with the policies that seek to protect the amenities of residents and 
the enjoyment of their properties.  In this instance, it is your officer’s opinion that, by virtue of 
its size, scale, siting, proximity and mass this proposed extension would have a significant and 
detrimental impact on the amenities of the these residents.  As such the proposed 
development is recommended for refusal as it would be contrary to the requirements of 
Policies CF5 and DR2 of the Herefordshire Unitary Development Plan. 

 
RECOMMENDATION 
 
That planning permission be refused for the following reason: 
 
1. The proposed development, by virtue of its size, scale, mass, siting, proximity to the 

boundary would have a significant and detrimental impact on the amenities of the 
adjoiing residential properties, contrary to Policies DR2 and CF5 of the Herefordshire 
Unitary Development Plan. 
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Decision:  ..............................................................................................................................................  
 
Notes:  ..................................................................................................................................................  
 
 ..............................................................................................................................................................  
 
Background Papers 
 
Internal departmental consultation replies. 
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MEETING: PLANNING COMMITTEE 

DATE: 27 JUNE 2012 

TITLE OF 
REPORT: 

N121311/F - TO ERECT A NEW BUILDING TO BE USED FOR A 
MIXED USE FOR THE PURPOSES OF AGRICULTURE AND TO 
INSTALL A WOOD CHIP BOILER TO PROVIDE A HEAT 
SOURCE TO THE DWELLINGHOUSES KNOWN AS "LEADON 
COURT" AND "LITTLE LEADON" AT LEADON COURT, 
LITTLE LEADON, FROMES HILL, LEDBURY, 
HEREFORDSHIRE, HR8 1HT 
 
For: Mr Morgan per John Ruck Construction Ltd, Longmead, 
Elms Green, Leominster, Herefordshire HR6 0NS 
 

WEBSITE 
LINK: 

http://www.herefordshire.gov.uk/housing/planning/58286.aspx?ID=121311&NoSearch=
True 
 

 
Date Received: 3 May 2012 Ward: Frome Grid Ref: 368378,246675 
Expiry Date: 28 June 2012  
Local Member: Councillor PM Morgan  
 
1. Site Description and Proposal 
 
1.1 The application site relates to part of Leadon Court that is situated on the northern side of 

Fromes Hill north of the A4103.  Leadon Court consists of a Grade II Listed farmhouse with a 
number of traditional and some modern farm buildings forming a tight-knit farmyard. The farm 
has two accesses, both directly from the A4103.  On the eastern access there are 5 
commercial/light industrial units at the entrance (east of the farm complex) which are all let out 
to local businesses. 

 
1.2 The proposal involves the construction of a steel portal framed agricultural storage building. 

The building joins an existing building on the western fringe of the farm complex.  The building 
will be 17 x 10m, with a height of 6.6m.  The building is to be constructed with a concrete block 
wall of 2.5m high with Jupiter green box profile steel sheeting above. The roof will be profile 
fibre cement sheeting finished in a natural grey colour.  The building is to remain open on the 
southern elevation. 

 
1.3 The building is to have a mixed use with 25% of the floor area used to house a biomass boiler 

and the other 75% for general agricultural use (machinery and fodder storage).  The biomass 
boiler will consist of a 150kW woodchip boiler which will be used to provide heat for 2 
domestic houses on the site with the potential for other building on site at a later date.  The 
fuel for the boiler will come from the applicant’s own woodland.  

AGENDA ITEM 9

89



 

Further information on the subject of this report is available from Mr R Close on 01432 261803 
PF2 
 

 

2. Policies 
 
2.1 National Policy 
 
 NPPF - National Planning Policy Framework 
 
2.2 Herefordshire Unitary Development Plan 2007: 
 
  
 
 
 
 
 
 
 
 
 
 
 
2.3 The Unitary Development Plan policies together with any relevant supplementary planning
 documentation can be viewed on the Council’s website by using the following link:- 
 
 http://www.herefordshire.gov.uk/housing/planning/29815.asp 
 
3. Planning History 
 
3.1 DCH980176/F Change of use of agricultural buildings to B2/B8 use.  Approved 15 July 

1998. 
 
3.2 DCN011457/L  Alterations to kitchen and dining room.  Approved. 
 
3.3 DCN054045/L Conversion of redundant barn to blacksmiths workshop.  Approved 10 

January 2006. 
 
3.4 N121516/S Proposed two cut and fill clay lined agricultural irrigation reservoirs - still 

under consideration. 
 
4. Consultation Summary 
 
 Statutory Consultations 
 
4.1 None. 
 
 Internal Council Advice 
 
4.2 Traffic Manager: No comments received at the time of writing the report. 
 
4.3 Conservation Manager (Ecology): No comments received at the time of writing the report. 
 
4.4 Conservation Manager (Historic Buildings Officer): No comments received at the time of 

writing the report. 
 
5. Representations 
 
5.1 Bishops Frome Parish Council: No comments received at the time of writing the report. 
 

S1 - Sustainable Development 
S2 - Development Requirements 
S7 - Natural and Historic Heritage 
DR1 - Design 
DR2 - Land Use and Activity 
DR4 - Environment 
DR13 - Noise 
E13 - Agricultural and Forestry Development 
LA2 - Landscape Character and Areas Least Resilient to Change 
CF4 - Renewable Energy 
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5.2 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 application seeks permission for a building to have a mixed use; the primary use being 

that of agriculture and the secondary for a biomass boiler for two domestic properties.  The 
building will be located next to an existing building on the western fringes of the farm complex.  

 
6.2 Policy E13 of the Herefordshire Unitary Development Plan sets out the criteria for considering 

new agricultural buildings.  In summary the policy requires that in the case of new agricultural 
building that they are sited with existing groups of buildings where practical; adverse impacts 
on residential amenity and the environment are avoided; and proposals are well related to 
existing development and the landscape in terms of scale, design, colour and materials. 

 
6.3  The siting of the building is entirely logical and allows the new building to read as part of the 

existing farm complex.  The proposal is for an established agricultural enterprise and 
considered reasonably necessary in respect of agriculture.  The farm itself is relatively well 
screened from the A4103 highway which runs along the southern boundary from existing 
planting and traffic travelling along the highway would not be able to view the development at 
all.  Overall the proposed building will be readily assimilated into the landscape and will not 
adversely affect the visual amenities / character of the surrounding rural landscape. 

 
6.4 The application also falls to be determined in accordance with Policy CF4 of the Herefordshire 

Unitary Development Plan which sets the provision for renewable energy proposals.  The 
policy supports the provision of renewable energy developments providing regard is given to 
the wider environmental, social and economic benefits.  Each renewable energy development 
needs to be carefully considered, as they should not be accepted at any environmental cost.  

 
6.5 The proposed biomass boiler will be concealed within the building and will therefore not have 

any detrimental effect upon the character of the landscape.  It is in close proximity to the two 
dwellings it will serve and is not considered to have any significant impact upon the amenities 
of neighbouring residents through noise. 

 
6.6 In accordance with Policies E13 and CF4 the proposed development is considered acceptable 

and its impact on the surrounding landscape is considered to be minimal.  The proposed 
building is well sited, and of an appropriate scale and design with its intended use fully 
justified.  On this basis the proposal is recommended for approval. 

 
RECOMMENDATION 
 
Subject to there being no material planning issues raised by the outstanding consultation 
responses planning permission be granted subject to the following conditions: 
 
1. A01 Time limit for commencement (full permission). 

  
2. B01 Development in accordance with the approved plans. 
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Reason for Approval: 
 
1. The proposed development is considered to be acceptable by the Local Planning Authority 

as it is well sited, well designed and of an appropriate scale and appearance in the context 
of the site.  It is also considered to be reasonably necessary for the purposes of 
agriculture and will not harm the amenities of nearby residential dwellings.  As such the 
development is considered to comply with Policies S1, S2, S7, DR1, DR2, DR4, E13, LA2 
and CF4 of the Herefordshire Unitary Development Plan 2007 and the Central 
Government advice contained within the National Planning Policy Framework. 

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