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MEETING: PLANNING COMMITTEE 

DATE: 23 FEBRUARY 2011 

TITLE OF REPORT: DMS/102266/F - DEMOLITION OF BUILDINGS AND 
RE-DEVELOPMENT OF HOLME LACY CAMPUS 
WITH A NEW MASTERPLAN, ASSOCIATED 
BUILDINGS AND ACCESS ALTERATIONS AT 
HEREFORDSHIRE COLLEGE OF TECHNOLOGY, 
HOLME LACY CAMPUS, HOLME LACY, 
HEREFORDSHIRE, HR2 6LL. 

For: Mr Peake per RRA, Packers House 25 West 
Street, Hereford, Herefordshire, HR4 0BX. 

 

 
Date Received: 2 September 2010 Ward: Hollington Grid Ref: 355203,235690 
Expiry Date: 2 December 2010  
Local Member: Councillor GFM Dawe 
 
1. Site Description and Proposal 
 
1.1 The site lies at the western end of Holme Lacy village immediately north of the B4399 road 

which runs from Rotherwas through to Mordiford/Fownhope.  The site itself extends to 5.3 
hectares and is owned and operated by Herefordshire College of Technology as a rural based 
college.  Running along the length of the eastern boundary is the disused railway line and 
west is predominantly agricultural pasture land.  The River Wye which is designated a Special 
Area of Conservation and a Site of Special Scientific Interest lies around 150 metres to the 
north.  Immediately south of the B4399 are predominantly detached residential properties, two 
of which are Grade II Listed.  South east of the site is Holme Lacy Primary School.  A steep 
drop in levels exists immediately beyond the eastern boundary and to a lesser extent to the 
west and north.  Levels fall northwards across the site and the site frontage is raised 
approximately ½ metre above the adjoining road level.  

 
1.2 The site itself is essentially triangular in shape and comprises a range of single and two storey 

buildings, all of which are used in association with the college activities taking place on site.  
The existing buildings range in construction from modern steel frame and corrugated clad 
agricultural buildings, prefabricated structures, portacabins and traditional brick and stone 
barns with pitched tile roofs.  The existing building of particular note is Bower House, an 18th 
Century red brick and pitched tile roof traditional farmhouse now used as the administrative 
hub for the college.  The site is presently served by two vehicular accesses directly onto the 
B4399 and the existing buildings are connected with a network of roads and footways within 
the site.  Parking is presently ad-hoc across the college with the exception of two parking 
areas along the western boundary.  A more modern agricultural building towards the north 
east is also presently used by Herefordshire Riding for the Disabled.  The eastern and western 
boundaries are largely enclosed by mature and semi-mature trees and also of note is a mature 
lime tree located adjacent to Bower House centrally within the site. 
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1.3 Planning permission is sought for the demolition of all existing buildings on site (with the 

exception of the rural craft and farriery centre along the western boundary which was 
constructed in 2000) and the construction of a new college campus.  The plans have also 
been amended during the course of the application to address concerns expressed by 
consultees.  The proposed buildings are one and two storeys and have an angular form with a 
consistent appearance across the campus.  This is achieved through the buildings all being 
fully or partially clad with a varying composition of materials designed to reflect the landscape 
character of the area.  The materials are a mixture of cedar boarding and cedar louvers, 
sedum grass walling, stone gabions and corten steel. In more detail, travelling counter 
clockwise around the site, the masterplan proposals comprise of the following: 

 
1. Core Learning Facility (CLF) – this is a two storey building (although is effectively three 

storey in height at 13 metres) encompassing all of the classroom, staffing, 
administration and refectory functions along with learning support (library and ICT).  
This building is positioned around 36 metres back from the road frontage on the site of 
Bower House and the older farm buildings.  

2. Running along half the eastern site boundary is a single parking area for staff, students 
and visitors totalling 192 spaces. 

3. Travelling northwards into the site are two single storey buildings, one proposed to be 
for horticultural use to replace the existing sheds, greenhouses and polytunnels, the 
second is to be used for kennelling and animal care including the keeping of tropical 
animals. 

4. North of here is a detached single storey building (although the building is nearer two 
storeys in height) containing the sport facilities including an indoor sports hall, gym and 
changing facilities and a outdoor floodlit all-weather five-a-side football pitch. 

5. In the northern corner of the site are three detached buildings incorporating an indoor 
equestrian training arena with small seating gallery and two buildings each 
accommodating 16 stables, adjacent to which is a further outdoor riding arena/horse 
exercising area.  

6. South west of here running along the western boundary is a proposed agricultural 
engineering building which is in part a two storey construction through the introduction 
of a basement level utilising the drop in levels to the west.  This will comprise of 
storage and workshop facilities and also includes a possible additional area that could 
be used in the future as a site wide energy centre. 

7. South of here is the existing rural craft and farriery centre which is to be retained but 
the external appearance modified to marry in with the other new buildings proposed. 

8. Closure of both existing vehicular accesses and construction of two new accesses 
directly onto the B4399. 

9. New hard and soft landscaping including creation of raised horticultural beds to the 
front and rear of CLF. 

  
1.4 The proposed development has previously been screened against the Environmental Impact 

Assessment Regulations to determine whether an Environmental Statement is required.  
Whilst the scale of the development in floorspace terms has increased since the screening 
exercise, having regard to the location and existing characteristics of the development site, the 
nature and impact of the proposals and degree of environmental sensitivity, it is considered 
the proposals are not an EIA development and an Environmental Statement is not required.   

 
1.5 Notwithstanding this, the application is supported by a number of technical reports as follows: 

Traffic Assessment, Flood Risk Assessment, Demolition Report, Landscape and Visual Impact 
Assessment, Statement of Community Involvement, Ecology Report, Foul and surface Water 
Drainage Study, Arboricultural Report, Building Sustainability Report, Civil and Engineering 
Report and Design and Access Statement.  
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2. Policies  
 
2.1 National Guidance: 
  
 
 
 
 
 
 
 
 
2.2 Herefordshire Unitary Development Plan 2007: 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PPS1 - Delivering Sustainable Development 
PPS4 - Delivering for Sustainable Economic Growth 
PPS5 - Planning for the Historic Environment 
PPS7 - Sustainable Development in Rural Areas 
PPS9 - Biodiversity and Planning 
PPG13 - Transport 
PPS25 - Development and Flood Risk 

S1 - Sustainable Development 
S2 - Development Requirements 
S4 - Employment 
S6 - Transport 
S7 - Natural and Historic Heritage 
S8 - Recreation, Sport and Tourism 
S10 - Waste 
S11 - Community Facilities and Services 
DR1 - Design 
DR2 - Land Use and Activity 
DR3 - Movement 
DR4 - Environment 
DR5 - Planning Obligations 
DR13 - Noise 
DR14 - Lighting 
E11 - Employment in Smaller Settlements 
E13 - Agricultural and Forestry Development 
T5 - Safeguarding Former Railway Land 
T6 - Walking 
T7 - Cycling 
T8 - Road Hierarchy 
T11 - Parking Provision 
LA2 - Landscape Character and Areas Least Resilient to Change 
LA3 - Setting of Settlements 
LA5 - Protection of Trees, Woodlands and Hedgerows 
LA6 - Landscaping Schemes 
NC1 - Biodiversity and Development 
NC2 - Sites of International Importance 
NC3 - Sites of National Importance 
NC4 - Sites of Local Importance 
NC5 - European and Nationally Protected Species 
NC7 - Compensation for Loss of Biodiversity 
NC8 - Habitat Creation, Restoration and Enhancement 
HBA4 - Setting of Listed Buildings 
HBA8 - Locally Important Buildings 
RST1 - Criteria for Recreation, Sport and Tourism Development 
RST7 - Promoted Recreational Routes 
RST10 - Major Sports Facilities 
W11 - Development of Waste Implications 
CF2 - Foul Drainage 
CF5 - New Community Facilities 
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2.3 Other Guidance 
 
Supplementary Planning Document  - Planning Obligations 

      - Landscape Character Assessment  
 
3. Planning History 
 
3.1 Extensive planning history exists on the site over the last 30 years or so the most recent of 

note are as follows: 
 

DCCE/10009/F -  Refurbishment and extension to refectory.   Approved 18 March 2010. 
S97/1306/PM -  Construction of a building to comprise a college of farriery to replace 
   that lost at Newtown Road.     Approved 23 Jan 1998 

 SH96/0874PH -  Extension to library.      Approved 2 Sept 1996 
 
4. Consultation Summary 
 
 Statutory Consultees 
 
4.1 Environment Agency:   

The Flood Risk Assessment confirms that the site is located within Flood Zone 1 (low 
probability of flooding).  An investigation of surface water drainage has also been undertaken 
as the site exceeds 5 hectares.  We accept the calculations within the drainage assessment 
but advise that a detailed sustainable drainage strategy is required.  Conditions are 
recommended concerning the submission of the sustainable drainage strategy including a 
hydrological and hydro geological assessment prior to the commencement of development 

 
The developer should also incorporate pollution prevention measures to protect ground and 
surface water.  Any waste produced from the development should be minimised with options 
for the reuse or recycling to be utilised.  If waste is to be imported a waste management 
licence, PPC Permit or Exemption may be required. 
 
The Environment Agency has no objection to the development subject to the above 
requirements. 

 
4.2 Natural England:  

(Original Comments) The site is located within 250 metres of the River Wye Special Area of 
Conservation which is a European Protected Site under the Habitat Regulations.  The 
application does not provide sufficient information for Natural England to advise on any likely 
significant effect on this protected site.  Further information is required on the proposed 
sustainable drainage scheme and proposed new water treatment package.  The approval of 
planning permission prior to submission and consideration of this information will be contrary 
to the Habitat Regulations. 

 
Protected Species:  The bat surveys undertaken have concluded that three existing buildings 
contain bat roosts.  Natural England therefore advise that the demolition of these will require a 
licence from Natural England’s Wildlife Licencing Unit.  

 
Further Comments 
In response to further drainage information, Natural England confirm that adequate information 
has been provided to allow the Council to confidently complete the HRA screening.  The 
screening does not predict any likely significant effects on the Special Area of Conservation 
and therefore Natural England withdraw their objection.  

 
4.3 CABE: No comments received. 
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 Internal Council Advice 
 
4.4 Traffic Manager:  

(Original Comments) – Insufficient information has been supplied in terms of the breakdown of 
existing and proposed student and staff numbers to justify the proposed car parking levels 
particularly as the Transport Assessment identifies the trip generation from the site will remain 
the same.  The closure of Pound Farm is also referred to in the Traffic Assessment but this 
does not form part of the planning application site.  The Travel Plan is also lacking in detail 
and the measures that are proposed are weak and do not address student concerns regarding 
the bus service and its associated cost and alternative safe routes between the college and 
Hereford. 

 
Further Comments 
Following assessment of additional information regarding trip generation and consideration of 
the amended masterplan identifying a reduction in parking places and changes to the access, 
the primary highway concerns have now been addressed.   In coming to this conclusion, 
regard has been had to that fact the revised parking provision now complies with the Council’s 
maximum parking standards.   
 
Conditions are recommended concerning the access construction to achieve the require 
visibility splays, the submission of a travel plan and provision of a Section 106 contribution 
towards the Connect 2 Greenway Route from Hereford via Rotherwas to Holme Lacy to 
provide pedestrian and cycle connectivity with the site 

 
4.5 Conservation Manager: Historic Buildings and Conservation Areas:  

(Original Comments)   
Whilst the majority of buildings on the site are of little interest, three would appear to be of 
historic interest and contribute to the character of the village.  Bower House appears to be an 
an 19th Century farmhouse possibly with an earlier core and is typical of the buildings in this 
area.  Adjacent is a range of brick and stone barns.  Although more modern, the silo tower is 
also of interest and has been designed to appear as a tower house which is unusual. 

 
We believe there is potential to redevelop the campus and provide a high quality environment 
for learning in the future.  However, we have several concerns.  It is most disappointing that 
the opportunity to reuse some of the important buildings on site such as Bower House has not 
been taken.  The loss of the lower range barns adjacent to the house is also disappointing.  
Given the majority of farms within the county have historic barns; the reuse of the historic 
building may have been of some interest. 

 
The successful integration of buildings of the scale proposed into the village will be key.  
Landscaping the site is vital to ensure the mass is visually broken up and they do not appear 
to be overly dominant and overbearing within the context.  We recommend that a more 
detailed landscape plan is provided which should include measures to break up the parking 
areas.  The teaching block does not address the roadside particularly well as the main 
entrance is to the side.  Greater rhythm is also required in the mix of materials. 
 
Further Comments  
These are particularly in response to additional information and representations received 
concerning the demolition of Bower House and have been formulated following a further site 
visit: 
 
 Bower House appears to be a 19th century farm house probably with an earlier core. It is a 
mixture of stone and brick construction. Internally few early fittings survive although there is 
some tiling in the hallway and some joinery detailing. However, as is found in many 
Herefordshire farm houses the internal scheme is plain and so it is typical of the buildings of 
the area. The adjacent range of stone built barns are of interest.  
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Bower House clearly has some historic interest. It appears to have a core which dates from 
the 18thC which appears to be stone to the sides and rear and a brick façade to the street.  It 
has undergone major alterations, rebuilding and extensions in both the 19th and 20th centuries 
including rebuilding of a gable and flank elevation, alterations to the stone work and 
extensions. English Heritage was asked to examine the merits of listing the building and 
refused to do so due to the excessive amount of alterations and extensions. They felt that this 
meant that the building was not of sufficient special architectural or historic interest to be 
worthy of protection. Given that they have refused to list more complete and relatively 
unaltered 18th century farmhouses recently such as the nearby Morraston Farmhouse at Little 
Dewchurch this was not unsurprising. Despite the levels of alteration it would be seen that the 
history and evolution of the farmhouse can be appreciated and therefore has some interest.   
The adjacent stone barns have some interest in that they relate to the farmhouse and show 
the evolution of the farmyard. They appear to have a 19th century date and are somewhat 
altered. They are typical of the period and therefore their main interest is being read in 
association with the farmhouse and as part of the group.   
 
The silage tower is somewhat more unusual not only in appearing to have an ornamental 
design perhaps in relation to the Holme Lacy estate but also in that it is a relatively early use of 
the material. However we have been informed that following a structural report it required 
major works due to the construction where the steel beams are rusting and blowing the 
concrete which is failing. Although this structure was also examined by English Heritage for 
possible listing in relation to a farmstead project this building has also not been listed.  
 
From this we must conclude that it is most unlikely that these buildings are going to be listed in 
the future and therefore would only be protected as being of some interest.  It would also be 
possible as the applicants state to be able to demolish the buildings without the need for any 
consent.  
 
We therefore have the position of a grouping of agricultural buildings of some interest which 
are to be demolished for the redevelopment of the agricultural college. In 2010 government 
advice changed as PPG15 which had been the guidance in relation to the historic environment 
was replaced with PPS 5 which combined both the built environment and archaeology in one 
guidance document.  Terms have also changed and this no longer refers to listed buildings but 
to heritage assets. In relation to this we now should be assessing the value that it holds for this 
and future generations in relation to its significance. The document when discussing this issue 
of loss and replacement states in paragraph 9.1(i) “the substantial harm to or loss of 
significance is necessary in order to deliver substantial public benefits that outweigh this harm 
or loss”. The judgement has therefore to be taken on the significance of the building and if this 
is outweighed by substantial public benefit. Unfortunately due to the recent guidance there is 
yet no definition as to what substantial benefit is and the significance of assets which are not 
given statutory protection has also yet to be fully defined. It should also be noted that the 
weight of local opinion should also be considered under paragraph 7.3 which states that “the 
heritage asset may have a special significance to a particular community that may not be fully 
understood from the usual planning process”. But in the explanatory notes this is defined as 
expanding the understanding of the asset as for example being of specific cultural or faith 
related connotations rather than the strength of local opinion against the loss of the building.  
Given this we must assume that whilst all heritage assets have some protection the result of 
the refusal to list the buildings on the site must mean that they are of lesser significance in 
comparison to other listed historic assets viz Grade I, II* and II listed buildings. In addition 
Holme Lacy is not a conservation area and therefore these buildings are not covered by the 
protection given by this as being an area of “special architectural interest, the character or 
appearance of which it is desirable to preserve or enhance”. Therefore the significance of 
these buildings must be concluded to be subordinate to the significance of the protected 
assets of the historic environment covered by the legislative system.  
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Weighing against this is the public benefits of the proposed application. It would be assumed 
that there would be minimal if any public benefit were for example Bower House to be 
replaced by a new dwelling on the same or similar footprint. Instead the county would have 
lost a heritage asset for it to be replaced by a building which would almost certainly not justify 
its loss. However when an asset is to be lost and replaced by what would be said to be a 
complex that has a major public benefit such as a new agricultural college the balance would 
clearly need to be more closely examined. There are clearly benefits outlined in the supporting 
documentation for the redevelopment of the campus and the provision of new facilities such as 
the “enhanced learning environment …more learning opportunities and consolidation of 
activities”. The quality of the proposed design would also need to be taken into consideration.  
The proposed design is contemporary, nuanced and has addressed environmental concerns 
with the BREEM rating calculated to be Very Good.  We must also consider the longevity of 
any public benefits of the proposed scheme. Speculative, ill conceived and short term projects 
will not compare so favourably compared to the harm of the loss.  Therefore the judgement 
must be weighted up as to the importance of the building vs the public benefit of the 
redevelopment not just immediately but over time.  
 
Impact on the setting of adjacent listed buildings.  
There are two nearby listed buildings namely Bower Cottage and the Thatch. Both are grade II 
listed timber framed cottages and in the thatches case a thatched roof. They are good 
examples of the vernacular timber framing style of the county. The main built element to the 
streetscape would sit closer to Bower Cottage than the Thatch. The proposals would impact 
upon the setting of these buildings despite being on the opposite side of the road and at the 
closest point 40 metres away. This is mainly due to the scale of the buildings within the rural 
environment. Given the unified design which would replace the current mish mash of different 
buildings and styles as well as the proposed landscaping we believe that this is a sufficient 
level of separation that the impact would not be harmful.  
 
Summary 
We continue to believe that it is most regrettable that Bower House could not have been 
incorporated as a focal centrepiece of the redevelopment proposals. However when analysed 
against the test laid out in PPS5 we do not believe that it is of sufficient architectural quality to 
be able to sustain an objection.  Therefore we do not object to this proposal.  
 
As stated in PPS5 when an asset is to be lost a full recording exercise should be undertaken, 
approved in writing by officers  and a copy placed in the Herefordshire SMR.  This should be 
undertaken prior to any demolition being carried out.  We would also recommend that 
elements should be salvaged either for reuse on site or elsewhere. Samples of materials and 
finishes subject to approval.    
 

4.6 Conservation Manager – Landscape 
Landscape Description 
The southern boundary of the site is formed by the Wye Valley AONB, although the site itself 
is outside of this designation.  The landscape character type is Principal settle farmlands.  The 
River Wye runs very close to the northern boundary of the site and is a designated SAC, SSSI 
and SWS.  Approx. 200m to the south of the site is the Holme Lacy Grade II* Registered Park 
and Garden, which is of national historic importance.  There are a number of public footpaths 
within the surrounding area of the campus, but none actually across or along the immediate 
boundaries.  There are two listed residential buildings on the opposite side of the road on the 
southern site boundary.   

 
The southern boundary is an important frontage on the approach to the village.  The character 
and visual impact of the site is highly influenced by the existing red brick buildings, stone wall 
and boundary vegetation.  Beyond this the site itself consists of uncoordinated combination of 
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buildings, trees and associated grounds.  Much mature vegetation to the boundaries, however 
the trees within site are generally of poor form. 

Landscape character and visual impact 
The LVA presented in the application is considered fair and balanced and the information 
presented is accurate and I support the conclusions.   The Arboricultural Report is also very 
good.   

 
The largest change will be for the village itself, as the appearance of the site will change from 
traditional to contemporary.  Although the contemporary design will be a new feature in this 
otherwise rural setting, there are unlikely to be any significant negative visual impacts, as the 
composite elements of the site are not changing and the boundary vegetation will be retained 
to filter views in.  The design will make the campus into a definite landmark for the area and 
this is an appropriate response for the status of the college in the twenty first century.  

Landscape Framework Masterplan 
The Landscape Framework Masterplan follows the recommendations set out in the LVIA.  It 
creates a visually cohesive site layout and design, well linked to the design of the buildings.  
The design approach of taking inspiration from the surrounding countryside is sound and the 
visual links between the proposed landscape masterplan with the buildings should work well.  
The design approach to the car park is welcomed, with large blocks of planting to break up the 
sea of cars and hard surfacing 

 
Points that could further enhance the legibility of the site would be the creation of a focal 
space to the site where students could gather or ‘hang out’ incorporating new landscape 
furniture and tree planting that relates to the contemporary landscape design.  The access 
points should also be defined to be clear as to which is the principal access.   
 
Overall, the landscape framework is appropriate for the site.  Conditions are recommended 
covering matters such as hard and soft landscaping, boundary treatments, tree protection, 
earthworks and landscape management.   

 
4.7 Conservation Manager – Ecology  

I note the presence of a number of bats roosting in some of the buildings on the site, and that 
some of these roost sites will be destroyed as part of the development proposals. It is my 
opinion that an EPS license is likely to be required.  I would also prefer to see the retention of 
the main farmhouse with its bat roosting features as well as enhancement measures for bats 
and birds incorporated into any new buildings on the site. 

 
If European Protected Species are present on a development site, the Local Planning 
Authority must establish whether the three tests have been met prior to determining this 
application. If the Wildlife Licensing Unit at Natural England is also happy that these Tests 
have been satisfied, then an EPS development licence can be granted. 

 
The three tests that must be satisfied are: 

  
 1.  That the development is “in the interests of public health and public safety, or for other 

 imperative reasons of overriding public interest, including those of a social or economic 
 nature and beneficial consequences of primary importance for the environment”. 

 2.  That there is “no satisfactory alternative” 
 3.  That the derogation is “not detrimental to the maintenance of the populations of the 

 species concerned at a favourable conservation status in their natural range” 
 

Details of a Sustainable Drainage System (SUDS) to deal with surface water and the 
proposed water treatment plant (if pursued) are required by condition along with conditions to 
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secure the submission and implementation of an Ecological Construction Method Statement 
and a Wildlife Management Plan.  

 
4.8 Environmental Health Manager:  

The adjacent disused railway line may be considered potentially contaminative but the 
proposed development is unlikely to be adversely affected due to its proximity to this land.  
Due to various engineering and agricultural activities undertaken on the site and the demolition 
activity proposed it is possible that unforeseen contamination may be encountered and 
therefore a condition is recommended to cover this scenario. 

 
4.7 Public Rights of Way Manager: 
 The development will not affect any public rights of way. 
 
5. Representations 
 
5.1 Holme Lacy Parish Council: 

The parish council fully support the application which demonstrates commitment to the 
campus creating local employment an is an attractive design.  A mains drainage connection to 
River View Close would not be practical as the system is already at capacity. 

 
5.2 5 letters of objection and one letter of support have been received.  The main points raised 

are: 
 

• Doubling the number of parking spaces will increase the traffic generation. 
• Relocation and widening of the access will be a danger to highway and pedestrian safety 
 particularly due to its proximity to the school 
• Construction of the enormous Core Learning Centre and car park near the road will 
 detract from the existing rural setting of the college and the general street scene. 
• The Core Learning Centre is double the height of Bower House when viewed from the 
 main road. 
• The skeletonised building form is more suited to heavy commercial development. 
• The report identifies concerns over the longevity of the rusty steel cladding. 
• The existing road network leading to the site is not suitable for walking or cycling 
 contrary to what is stated in the Traffic Assessment. 
• The Connect 2 Cycleway is only proposed from Hereford to Rotherwas and therefore 
 cannot be relied upon as a sustainable transport link. 
• If approved, the new development should not be intensively lit in the same way the 
 current campus is 
• The development would detract from the setting of the listed buildings opposite the site 
 and is therefore contrary to UDP Policy HBA4. 
• The development would not be attractive for walkers and tourists visiting Holme Lacy 
 House who regularly walk the roads and footpaths in the area. 
• The siting and design of the Core Learning Centre has had no consideration to its impact 
 on the surroundings 
• The architecture is insensitive, ugly and totally inappropriate for a small country village. 
• The Core Learning Centre should be relocated to the rear of the site. 
• Future proposals to construct residential on site is ill thought as Holme Lacy as no retail 
 or social facilities for students which would then inevitably increase traffic along Holme 
 Lacy Road. 
• The development would significantly change the population of the village if student 
 accommodation were proposed. 
• The development does not respect the rural character of existing views and the height, 
 set back and mass of village dwellings as stated in section 4.19 of the document 
• The development would be a blot on the landscape. 
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• An aesthetically pleasing structure with extensive planting that blends effortlessly into the 
 countryside would be more appropriate. 
• The applicants should be required to provide new car parking to the rear of the school 

 
5.3 Other comments and objections of note from relevant agencies are as follows: 

The CPRE object: 
• To the removal of any trees along the frontage to make space for parking, 
• To the demolition of Bower House which is an attractive historical feature 
• To the dimensions of the Core Learning Centre which is entirely inappropriate  
• To the use of Corten steel cladding which is unsustainable and may cause pollution as a 
 result of contaminated run-off. 

 
5.4 The Georgian Group 

Bower House is a candidate for listing and should be afforded protection under PPS5 which 
embraces a wider range of heritage assets irrespective of whether they are capable of 
designation. The letter quotes various paragraphs from PPS5 and comments that further 
analysis of the buildings history due to its association with Holme Lacy House is required to 
fully understand its significance.  The curtilage buildings (the nineteenth century dressed stone 
wall, the brick and stone stable buildings and the early twentieth century concrete silo) are 
also of historical and possibly archaeological interest. 
 
They have also undertaken an assessment of historic significance of the building commenting 
that … 

”Bower House is a good example of the re-fronting an eighteenth century re-fronting of 
an earlier building.  The majority of the building fabric pre-dates 1840.  The historical 
floor plan is largely intact and many historical features survive.”   

 
5.5 Hereford and Worcester Garden Trust 

• Bower House is of architectural merit, historically was the manor house to Holme Lacy 
 House and is the centre piece of the village. 
• Room exists to re-develop the campus and retain Bower House 
• The discrete walled gardens were a fitting example of the skills of previous students and 
 with a little effort they could be brought back to their earlier excellence. 
• The gardens should be integrated into a college course as there is now a shortage of 
 teachers with horticultural training 
• The gardens should be dedicated to the community as a gesture of good 
 neighbourliness and could signify a quality institution alongside Bower House. 

 
5.6 David Whitehead on behalf of Woolhope Naturalist’s Field Club specifically in relation to the 

proposals to demolish Bower House.   
 
The letter provides a detailed analysis of the existing external building fabric including opinions 
on possible earlier elements of the building and provides a background historical analysis of 
the building.   
 
The report concludes that Bower House is a building of some architectural merit and 
historically was the manor house of Holme Lacy.  It assesses that the building as stands 
currently on site is of early Georgian origin with an earlier historic core possibly dating back to 
the 11th Century.  In summary the writer comments that Bower House is figuratively and 
physically the centre piece of Holme Lacy and its demolition and replacement with a brash 
piece of modern construction will not only damage the character of the village but also remove 
the historic heart from the community.  There is ample room within the campus to rebuild the 
college leaving Bower House and its gardens as a fitting introduction to a rural educational 
institution which few similar institutions could lay claim to. 
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5.7 In addition to the Statutory Consultation process a further evening drop-in consultation event 
arranged by the Ward Councillor took place on 11 November.  This was well attended by the 
local community and a further eighteen written response forms/letters have been received. 
The majority of the points raised within in these forms are already covered above but in 
addition, the following comments are made: 

 
• The concrete silo is only one of two of that design that remains in England and the silo 
 should also be retained. 
• If the application is approved, further traffic management measures should be 
 considered along the site frontage. 
• The frontage should be retained as a green space as it is currently. 
• Concerns that some of the cladding materials if not adequately maintained will look 
 unsightly. 
• The teaching block will overlook houses opposite 
• Concerns regarding the possibility of adjacent land being developed in the future. 
• Anything that enhances the lifeblood of Hole Lacy can only be good for the village 
• The revitalisation of the college and new facilities are welcomed 
 
 

5.8 A petition has been received containing 145 signatures which the proposer advises represents 
90% of Holme Lacy Village.  The petition is framed around the statement that …“Bower House 
is a significant heritage asset which should be preserved for present and future generations”.  
The accompanying letter also quotes sections from PPS5. In particular that local authorities 
should have regard to the significance of the heritage asset and the value it holds to the local 
community and the absence of statutory designation for the asset does not indicate any lower 
significance.  
 

5.9 The full text of these letters and petition can be inspected at Planning Services, Garrick 
House, Widemarsh Street, Hereford and prior to the Committee meeting. 

 
6. Officer’s Appraisal 
 
6.1 The issues to be considered in the assessment of the application proposals are as follows: 

 
1. The Principle of the Development  
2. Traffic, Accessibility and Access 
3. Demolition Proposals 
4. Masterplan Layout 
5. Scale, Design and Materials 
6. Biodiversity and Landscape 
7. Other Matters. 
8. Conclusion 

 
 The Principle 
 
6.2 The proposed development falls within Holme Lacy Village which is identified as a small 

settlement within the Unitary Development Plan.  This effectively means that Holme Lacy 
does not have sufficient services and amenities to qualify for status as a main village with a 
defined settlement boundary such as is the case with Fownhope, for example.  Ordinarily in 
planning policy and sustainability terms, therefore, Holme Lacy would not be a location 
where a new college facility of this scale would be directed to.   

 
6.3 In this instance, an agricultural/horticultural college has been established at the site since 

1963 when the farm was handed over for educational purposes.  The college is therefore 
well established in this location. The college also has significant land ownership in the 
surrounding area to accompany the main campus which is critical given the nature of the 
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courses taught.  Whilst it is likely that some of the curriculum could be taught from the Folly 
Lane campus,  it is accepted that it is more practical and appropriate for the college to have 
its base in a rural location.  The only alternative would therefore be for the college to a 
relocate to a site on the fringes of the city or one of the market towns but the college advise 
that this is not a realistic or viable option.  The college also serves a wide geographical area 
spanning beyond the county and therefore the location of the college has no real bearing on 
the community and student base that it serves.  The principle of the college remaining in 
Holme Lacy is therefore accepted. 

 
6.4 The second issue for consideration is the need for the redevelopment proposals.  This has 

emanated from an Offsted report which provided negative results due to the condition and 
quality of the site and associated buildings rather than the quality of the teaching.  The report 
concluded that most buildings were either poor or unsuitable for modern educational 
purposes which in turn is reducing the range of learning activities for students.  Alongside 
this, a structural, mechanical and electrical survey of the site has been carried out revealing 
that the building fabric and electrical distribution system were nearing the end of their useful 
life.   

 
6.5 It is evident from a visual inspection of the site that whilst some new buildings have been 

constructed over the last 25 years or so, the majority of the buildings are rather dilapidated, 
are not DDA compliant and do not create an attractive or coherent learning environment for 
students.  The principle of redevelopment is also therefore accepted.  The extent of 
redevelopment is assessed in paragraphs 6.10 to 6.17. 

 
 Traffic, Accessibility and Access 

 
6.6 The location of the site cannot be regarded as sustainable in terms of the availability and 

accessibility to non-car based modes of transport.  There is no direct pedestrian access to 
the site from the city and the road network is not well suited for safe cycle use.  There is also 
no community bus service to the village.  In response to this the applicants argue that there 
is unlikely to be an intensification in the use of the site resulting in additional vehicle 
generation as a result of additional student numbers.  Whilst this may be the case in the 
immediate short term, it is not accepted that this would be the case in the medium to long 
term for the following reasons.  Firstly, the extent of buildings in floorspace terms is 
materially increasing and the range of facilities to be provided and consequently, the number 
of courses that can be taught is likely to increase.  Secondly, the creation of a new college 
with modern, fit for purpose facilities is inevitably going to be a draw for new students both 
within and outside the county.  The car parking provision is also materially increasing and the 
architects also state that the design of the development is to be future proofed to allow for 
further expansion in the future.   

 
6.7 The supporting documentation also states that the new facilities will eventually replace those 

that are provided at Pound Farm also owned by the college.  However, this option does not 
form part of the application proposal and therefore whilst this may be the case, this argument 
can be given little weight in the assessment of the application.  An intensification is therefore 
likely.  Given the principle of the new development is accepted, the issue therefore is the 
manner in which the existing and additional traffic can be mitigated and/or reduced. 

 
6.8 The college provide a daily bus service every morning and afternoon which runs from the 

centre of Hereford to the campus which the travel survey identified is used by 29% of 
students.  The survey also identified a number of concerns regarding timings, costs and 
capacity of this student bus service.  The amount of car parking within the original master 
plan was proposed to be 220 spaces.  This was considered in excess of that which was 
required against the new development and associated floorspace.  The masterplan has been 
amended to reduce the number to 192 spaces.  Based on the current pupil numbers of 2074 
this equates to one space per 15 pupils and one space per two staff.  Although parking 
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standards have now been deleted from Planning Policy Guidance Note 13, these levels fall 
within the maximum parking standards identified in the previous version of the document.   

 
6.9 The applicants have also agreed in principle to a Section 106 Agreement, the Heads of 

Terms for which is appended to this report. This provides for the dedication of land within the 
college’s ownership to facilitate Phase 2 of the proposed Connect 2 Greenway 
pedestrian/cycle link which would run from Rotherwas to Holme Lacy along with a financial 
contribution to facilitate the construction of this cycle link or other highway and sustainable 
transport infrastructure in Holme Lacy.  An application is due to be submitted within the next 
three months for Phase 1 of the cycle route to run from the Cathedral to the eastern end of 
Rotherwas.  Finally, the applicants have agreed to a college specific Travel Plan to assist in 
changing travel behaviour and encourage a modal shift from primarily car based travel 
(currently 46%) to increased bus, cycle and pedestrian usage along with encouraging car 
sharing.  The travel plan can also address the current issues with the bus service.  This is 
considiered to be a critical document and this therefore will also form part of the Section 106 
Agreement. 

 
6.10 In summary, it is considered the site is not particularly sustainable and the development is 

likely to result in an intensification in trip rates in coming years.  It is accepted, however, that 
this potential increased highway impact can be mitigated through maintaining and enhancing 
the regular bus service provided by the college, the appropriate provision of car parking, the 
facilitation of the Connect 2 Cycle Link in the future and a robust travel plan with clear 
measures and initiatives to encourage modal shift to more sustainable options.  The Traffic 
Manager also supports this conclusion. 

 
6.11 The site is presently served by two vehicular accesses directly onto the B4399.  The 

masterplan has been amended during the course of the application now resulting in both of 
the existing accesses to be closed off with the creation of two new vehicular accesses again 
directly on to the B4399.  The eastern most access would serve as the primary staff, student 
and visitor entrance leading to the principal car parking area and the western access would 
be the primary service and farm machinery access.  The position of both now enables the 
required full highway visibility to be achieved without necessitating the removal of several 
mature trees along the frontage and better aligns with the masterplan layout.  The existing 
pavements will also be extended along the majority of the frontage to provide a safe 
environment for pedestrians.  The Traffic Manager has also confirmed that the design and 
position of the accesses are acceptable from a highway safety perspective. 

 
6.12 The highway aspects of the development satisfactorily accord with the requirements of Policy 

DR3 of the Unitary Development Plan. 
 

 Demolition Proposals 
 
6.13 There are presently 28 single and two storey temporary and permanent buildings on the site 

totalling 8500 sq metres of floorspace.  These include a range of concrete block and 
corrugated clad agricultural buildings, timber stables, prefabricated classrooms, greenhouses 
and polytunnels.  More recent buildings constructed over the last 20 years or so include a 
small brick two storey classroom block, steel framed corrugated clad building occupied by 
Riding for the Disabled and the brick and stone rural craft and farriery centre constructed in 
2000.  In the centre of the site is Bower House which is a part brick and part stone traditional 
farmhouse under a pitched tiled roof, adjoining which is a range of predominantly brick farm 
buildings with stone elements and a concrete block silo. 

 
6.14 The proposals include the demolition of all buildings on site with the exception of the rural 

craft and farriery centre which sits along the western boundary of the site.  No objection has 
been raised from consultees or local residents concerning the demolition of the majority of 
the buildings on site which are accepted to be beyond their useful life particularly for modern 
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educational purposes.  Of the more recent buildings, the offices constructed in 1990 and the 
Riding for the Disabled buildings constructed in the 1980s will be replaced with new buildings 
that better integrate with the overall masterplan and therefore the demolition of these 
buildings is also accepted.   

 
6.15 The issue that has generated the most interest and concern is the demolition of Bower 

House and to a lesser extent, the demolition of the concrete silo.  There is no doubt that 
Bower House is the oldest and most architecturally and historically interesting building within 
the site and therefore its demolition is regrettable.  The applicants have been given the 
opportunity to consider reconfiguring the layout to enable Bower House to be retained or fully 
justify its demolition but have confirmed that they wish the application to be determined on 
the basis of Bower House being demolished.  They consider its retention is not a viable or 
appropriate option as it would unacceptably disrupt the vision for the masterplan and it will 
not provide any viable uses for the building given the proposed replacement facilities.  The 
applicants assessment and evidence does not include an analysis of the merits of the Bower 
House from an architectural or historical perspective. 

 
6.16 It is accepted that the retention of Bower House would disrupt the current configuration of 

buildings within the masterplan although sufficient space appears to exist to allow Bower 
House to be retained along with the provision of a new teaching block and maintain a 
roadside presence.  It is also accepted that the future uses would be limited but it is 
questionable whether there is no viable uses.  Therefore, it is considered the case for 
demolition is currently weak and there are no insurmountable obstacles to its retention. 

 
6.17 A judgement therefore has to be made as to whether the proposals to demolish Bower 

House warrants refusal of the application.  Several key factors are relevant to this 
consideration.  Firstly, Bower House is neither listed nor falls within a conservation area.  It is 
also not listed on any schedule of buildings of local interest.  As such, planning permission is 
not required for its demolition and therefore in theory, Bower House could be demolished 
tomorrow.  This, of course, is an unlikely scenario but nevertheless, the lack of any local or 
statutory protection for the building is a material planning consideration.   

 
6.18 Secondly, the Conservation Manager has inspected Bower House in terms of its historical 

significance, architectural features and considered the demolition against the tests set out 
within Planning Policy Statement 5.  He concludes that whilst its retention would be 
preferable, there are insufficient grounds to recommend refusal.  Thirdly, the Local 
Naturalist’s Field Club who are a local conservation group made a formal request to English 
Heritage for Bower House to be spot listed.  English Heritage considered the request based 
on the information available to them and concluded that _ 

 
…… “Bower House does not, despite its 18th Century date, Bower House does not 
demonstrate the required degree of quality in architectural style, or the degree of 
intactness and the lack of later alteration to make it of special interest in the national 
context.  However, it is of local interest as part of a historic farmstead in the area”.   

 
6.19 Therefore, on the basis of the architectural qualities of the existing building and the degree to 

which it has been altered, there is insufficient justification to warrant listing. 
 
6.20 Planning Policy Statement 5 (PPS5) concerning heritage assets confirms that a heritage 

asset can include a building of local interest as well as those on the statutory list and that 
there should be a presumption in favour of the conservation of heritage assets.  This policy 
framework is also supported by Policy HBA8 of the Unitary Development Plan which 
identifies that development proposals that would adversely affect the appearance or setting 
of locally important buildings of architectural or historic interest or buildings that make a 
valuable contribution to the character and appearance of the area should not be permitted.   
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6.21 PPS5 advises that where a heritage asset is to be demolished, consideration must be given 
to the significance of the asset verses the wider public benefit of the development.  Although 
finely balanced, having regard to the three factors outlined above and the wider public 
benefits of creating a new bespoke educational establishment serving the educational needs 
of the county, it is not considered that the proposed demolition of Bower House warrants 
refusal of the application.  

 
6.22 Objectors have also commented on the concrete silo which sits in the south western corner 

of the site.  It is claimed that this is one of the last few of its kind remaining in the country and 
may have been constructed as a viewing reference point/folly in association with Holme Lacy 
House.   Again, the design of the new masterplan would not enable the silo to be retained as 
the alignment of the new access would run through its current position.  Moreover, a survey 
of the silo has been undertaken which has revealed that it is structurally unsound.  Whilst the 
retention of this building would provide an interesting visual and historical reference for the 
new campus, the case for demolition is accepted in this instance.  As recommended by the 
conservation manager, full recording of the key buildings to be demolished will be required 
and the materials can be re-used within the new development where possible. 

 
 
 Masterplan Layout 

 
6.23 Besides the obvious need to improve the educational infrastructure, one of the key drivers of 

the masterplan is to improve the legibility within the site as the existing campus is very 
disjointed with no clear identification or segregation of uses and facilities.  The proposed 
masterplan firstly segregates the main vehicular activity from the remainder of the campus by 
creating a single parking area on the eastern boundary thus creating a safer environment for 
students.  Secondly, the masterplan is divided up into distinct use zones.  These being the 
administrative and learning area within the core learning facility (CLF), animal care and 
horticulture, sport and recreation, equine, agriculture and the rural crafts and farriery areas.  
These activities are interconnected with a series of paths within the site creating a permeable 
development for students and legible development for visitors.   

 
6.24 The road frontage will be defined by the introduction of the CLF located between the two new 

access roads.  The option of repositioning this buidling slightly further northwards in to the 
site has been explored but this is limited by the root protection zone of the category A lime 
tree.  Irrespective of this factor, it is considered that the siting of the CLF provides 
architectural presence along the road frontage without being overly imposing or dominant.   

 
6.25 The proposed layout does increase the developed area across the campus with an increase 

in floorspace of 2200 sq metres taking the total proposed floorspace to 10,757 sq metres.  
There are no objections to this as it is considered that the existing site is sufficiently 
contained to accommodate the proposed buildings and associated visual impact.  A more 
intensive use of the site also enables additional facilities to be introduced in the form of 
additional agricultural storage and new sport and recreational facilities in the form of an 
outdoor floodlit all weather five-a-side pitch and indoor sports hall.  In the northern end of the 
site is the equine area accommodating both an indoor and outdoor riding arena along with 32 
stables.  These will consolidate the existing equine activities and may provide replacement 
facilities currently utilised by Riding for the Disabled but this has not been confirmed.  
Amended plans have been submitted to address the visual impact of the parking area by 
breaking the mass with additional planting and green spaces.  Overall, the masterplan 
concept is fully supported and will create a visually interesting yet practical learning 
environment. 

 
 Design, Scale and Materials 
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6.26 The reference for the designs of the proposed buildings is the landscape character of the 
area.  The architects have researched the local landscape characteristics and attempted  to 
translate this into the design and appearance of the buildings.  This has resulted in buildings 
of a modular form constructed from standard materials (primarily steel frame with glazed 
elevations) and flat roofs.  Each building is then proposed to have a steel exoskeleton that is 
to be clad with varying compositions of materials but with a same theme running across the 
site as a whole.  The proposed external materials are cedar boards, cedar slats, Corten 
steel, Seedum green walling and stone gabions using recycled materials from the demolition 
process.  Whilst concerns exist regarding the composition of some of the proposed materials 
and the proposals to screen the Rural Craft Centre, these matters can be dealt with by pre-
commencement conditions to achieve a more harmonious arrangement of materials.  This 
design concept and materials are supported and will provide a new, contemporary identity for 
the college campus that also reflects its rural location and position within the village. 

 
6.27 The scales of the buildings are generally compatible with the existing site infrastructure, the 

majority being largely single storey although due to some of the uses proposed, some are 
effectively two storey in height.  The majority of the larger new buildings are also to the rear 
of the site where they would be largely screened by existing boundary trees and vegetation.  
The one exception to this is the proposed core learning facility which will house all of the 
classrooms, administrative functions, IT suites, library facilities and student refectory areas.  
Although this building is two floors the height rises to 13 metres due to the external sub 
structure.  This will be larger in height than other buildings on the campus and will sit 
prominently along the frontage.  This particular issue has generated objections from local 
residents.  The opportunity to slightly lower the height of this building has been dismissed by 
the applicants. 

 
6.28 This building will undoubtedly be the focal point of the entire campus.  However, this is 

considered to be a positive outcome in that it will ensure the campus better relates to and 
addresses the road frontage and creates an architectural statement.  It should be noted that 
the building is stepped back between 36 and 40 metres from the roadside which will ensure 
that it does not appear unacceptably dominating along the frontage.  The visual impact of 
this will be further softened by existing and proposed tree planting to ensure a green frontage 
can be maintained.  The re-position of the western access also provides opportunities for this 
planting to be enhanced.  Having regard to these factors, although large, it is considered the 
scale of this building can be accommodated within the site frontage.  The design, scale and 
materials for the buildings are therefore considered acceptable in accordance with policy 
DR1 of the Unitary Development Plan. 

 
 Biodiversity and Landscape 

 
6.29 The application is accompanied by an Ecological Report including protected species (bats) 

surveys, an arboricultural report surveying all existing trees on the site and examining their 
age and health and a Landscape and Visual Impact Assessment.  The site is biodiversity 
sensitive both in its own right and due to its proximity to the River Wye located 150 metres 
north of the site which is designated as a Special Area of Conservation and Site of Special 
Scientific Interest.  A large proportion of the site supports little habitat of ecological value in 
its own right given the majority comprises of hardstanding, poor quality grassland and 
modern built structures.  However, species specific surveys have been carried out which 
have revealed the presence of bat roosts within four of the buildings.  Three of the four 
buildings containing bat roosts are to be demolished and Natural England have confirmed a 
licence will be required for these demolition works.  This process is independent of the 
planning process although the tests that have to be met are the same. 

 
6.30 The Ecological Survey recommends mitigation including soft demolition of the buildings 

during the appropriate season, provision of new bat and bird boxes, appropriate planting to 
attract insects, control of lighting and introduction of roosting opportunities within the new 
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buildings.  The Ecological Report has not identified the presence of any other species such 
as badgers, otters, newts or owls present.  The Council’s ecologist acceps, having regard to 
the species and low numbers of bats identified, the direct impact of the proposals on the 
protected species can be acceptably mitigated and the development is in the overriding 
public interest. 

 
6.31 The second biodiversity consideration is the impact of the development on the River Wye 

and the associated species that contribute to its designation as a Special Area of 
Conservation.  The key potential impact is likely to be associated with foul and surface water 
drainage.  Both Natural England and the Council’s Ecologist initially objected to the 
application as insufficient information had been provided regarding these matters to 
determine whether the development is likely to have a significant effect on the River Wye.  In 
light of this the applicants commissioned a detailed drainage study which has examined the 
condition of the existing drainage systems and provides options associated with the new 
proposals.   

 
6.32 In terms of foul drainage, the applicants were proposing a private treatment plant but are 

now considering the option of connection to the mains network east of the site.  In light of this 
change Welsh Water have been consulted and comments are awaited.  Concerning the 
surface water drainage, a sustainable drainage system is proposed which is likely to include 
the construction of a balancing pond and permeable surfaces along with pollution control 
measures such as grease traps, oil interceptors and bunded fuel storage.  This further 
information has been considered by Natural England and the Councils ecologist and both 
have now removed their objections.  In addition, the Habitat Regulations Appropriate 
Assessment has been completed concluding that the development will not be likely to have a 
significant effect on the River Wye.  The development will have an impact including an 
adverse impact in the short term on the biodiversity of the site but this impact can be 
mitigated through conditions providing for biodiversity enhancement as detailed above. 

 
6.33 To address concerns of the Council’s landscape officer, a landscape masterplan has been 

provided which identifies the proposed landscape framework for the site.  This also 
encompasses the arboricultural report, which analyses the trees on site and identifies those 
to be removed and retained.  The site is largely enclosed and screened by existing mature 
trees and vegetation along the eastern and most of the western boundaries.  The north 
western boundary where levels drop away is the most exposed viewpoint and amended 
plans are awaited to strengthen the planting in this area to soften the impact of the new 
buildings.   

 
6.34 Along the frontage, the majority of the existing trees are to be retained and across the site, 

whilst several trees are to be removed they are largely category C trees.  The repositioning 
of the western access also enables more open and green frontage to the development 
creating the potential for a recreational space for students in the summer.  Boundary 
materials are to reflect the rural location of the site such as a three bar post and rail fence 
along the frontage and timber pallisade fencing elsewhere. Around the periphery, informal 
planting is proposed to encourage biodiversity.  In terms of hard surfacing materials, resin 
bound gravel connecting the various spaces and buildings is also proposed which will 
achieve the required visual quality.  The soft and hard landscape framework will facilitate a 
more seamless link between the spaces around the buildings and the buildings themselves 
whilst mitigating any wider visual impact of the development as required by policies LA2 and 
LA6. 

 
 Other Matters 

 
 Flood Risk 

6.35 A Flood Risk Assessment has been carried out which is a necessary requirement due to the 
scale of the development .  The site falls within Flood Zone 1 and therefore there is at little or 
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no risk of flooding from fluvial sources.  There are also no recorded incidents of surface, 
ground water or sewer flooding within the site.  Nevertheless, the development has a 
potential to generate new sources of surface and ground water flooding.  The applicants 
therefore propose a sustainable surface water drainage strategy.  Peak run-offs associated 
with a new development have been calculated which have identified a need for surface water 
attenuation to regulate run-off to acceptable equivalent green field rates.  Alongside this, 
sustainable drainage techniques will be incorporated within  the final drainage strategy such 
as soakaway systems, permeable surfaces and rainwater harvesting.  The final drainage 
design can be controlled through a pre-commencement condition but the principles to 
mitigate against flooding and control surface water drainage are accepted by the 
Environment Agency in line with best practice guidance within Planning Policy Statement 25. 

 
 Amenity 

6.36 Several of the immediate neighbours have expressed concerns regarding the impact of the 
development on their amenity.  This is particularly associated with the visual impact of the 
core learning centre building whilst indirect impact is associated with increased traffic and 
activity on the site.  As explained at paragraph 6.28, the core learning centre is set back from 
the road between by an average of around 37 metres and is 32 metres away from Bower 
Cottage and 60 metres away from The Thatch which are the two nearest properties.  This 
new building will directly affect the outlook from these properties but distances are 
considered sufficient to ensure there is no harmful impact on their amenity.  

 
6.37 Both new accesses associated with the master plan are aligned directly opposite both Bower 

Cottage and The Thatch.  These new junctions will bring increased vehicular activity nearer 
these properties.  However, this impact must be balanced against the fact that the properties 
are situated adjacent to a relatively busy road.  Therefore, the impact of the new access 
junctions and traffic generation generally is again not considered to be unduly detrimental to 
the amenity of these properties.  Other matters such as new planting and external lighting 
can be controlled by conditions. 

 
 Sustainability and Environmental Construction 

6.38 The application proposals have been subject to a pre-assessment under the BREEAM 
Assessment which has revealed that the proposals are less than 1% off achieving a rating of 
‘Excellent’.  This rating considerably exceeds current building regulations requirements in 
terms of energy use and carbon emissions.  As the development is likely to be phased over a 
period of 10 years or so, it is therefore considered reasonable and necessary to require that 
this standard is achieved in order to future proof the building designs and technology used.   

 
6.39 Alongside this, specific research has also been carried out as to potential for the use of 

renewable technologies.  It is anticipated that ground source heat pumps and PVC solar 
panels can be used across the site and the option of a site wide biomass heating system is 
also being explored.  These measures along with measures incorporated within the fabric of 
the building such as natural ventilation systems and the control of solar gain through the 
proposed external cladding materials will assist in reducing the overall energy demands of 
the buildings and carbon footprint of the development as a whole as required by guidance 
contained within Planning Policy Statement 1. 

 
 Section 106 Agreement 

6.40 As explained in paragraph 6.9, the applicants have agreed to a Section 106 Heads of Terms 
as appended to this report.  This requires a contribution towards highway and sustainable 
transport infrastructure based around the increase in floorspace proposed on the 
development.  Alongside this, the application provides the opportunity to secure land owned 
by the college for the delivery of Phase 2 of the Connect 2 Greenway and the Heads of 
Terms also accommodates this.  The Section 106 requirements accords with the 
Supplementary Planning Document on Planning Obligations and the tests set out within 
Circular 5/2005 
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 Impact on Listed Buildings  

6.41 Two dwellings directly opposite the site (The Thatch and Bower Cottage) are Grade II Listed.  
The occupants of these properties have expressed concerns that the development will 
adversely affect the setting of their listed buildings.  Whilst the development will change the 
environment around and the outlook from these properties, it is not considered that the 
setting will be harmed as a result of the siting of the building or other changes along the site 
frontage.  This view is supported by the Conservation Manager who raises no objection on 
these grounds. 

 
 Conclusion 

 
6.42 The college has been established in Holme Lacy for over 50 years and has a pedigree of 

providing rural based education within the county and beyond.  The standard of the 
infrastructure on site is generally poor and the site layout is not compatible with a safe and 
modern learning environment. 

 
6.43 In planning policy terms the college is classed as a community facility and therefore the 

requirements of Policy CF5 govern the principles of the development.  On the whole, it is 
considered that the criteria within this policy are satisfied as follows: 

 
• The scale of the proposals reflect the educational needs of the community that it serves 
 which extends beyond the county,  
• The format of the masterplan, building designs and wider visual and landscape impact of 
 the development reflect the character of the semi-rural location of the site  
• The development will not significantly impact upon the amenity of neighbouring residents 
 and;   
• The development will incorporate safe vehicular access and appropriate car parking.   

 
6.44 The development will result in the demolition of one building of local heritage interest which 

is regrettable.  This impact must be balanced against the wider public benefits of creating a 
new bespoke rural based skills college with a range of facilities and a learning environment 
that reflects modern student aspirations and needs.  It is also important that Herefordshire, 
being a rural county where the predominant land use is agriculture and horticulture continues 
to offer educational options that reflect the County’s land use characteristics.  

 
6.45 As is often the case with large scale developments, there are competing policy and wider 

public interests associated with the proposals.  On balance, in this instance, the wider and 
long term public benefits of the proposals are sufficient to enable support to be given for the 
development.  This is subject to conditions outlined below and the completion of a Section 
106 Agreement in accordance with the Heads of Terms appended to this report. 

 
RECOMMENDATION 
 
1)  The Assistant Director Law and Governance be authorised to complete the planning 

obligation under Section 106 of the Town and Country Planning Act 1990 in accordance 
with the Heads of Terms (appended to this report). 

 
2)  Upon completion of the above-mentioned planning obligation Officers named in the 

Scheme of Delegation be authorised to issue planning permission subject to the 
 following conditions and any additional conditions considered necessary by officers:- 
 
1. A01 Time limit for commencement (full permission) 

  
2. B01 Development in accordance with the approved plans 
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3. C01 Samples of external materials 
 

4. D24 Recording 
 

5. D19 Items to be Re-used 
 

6. F05 Restriction on hours of use (industrial) 
 

7. G02 Retention of trees and hedgerows 
 

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

9. G10 Landscaping scheme 
 

10. G11 Landscaping scheme - implementation 
 

11. G14 Landscape management plan 
 

12. H05 Access gates 
 

13. H08 Access closure 
 

14. H13 Access, turning area and parking 
 

15. H27 Parking for site operatives 
 

16. H29 Secure covered cycle parking provision 
 

17. I02 Scheme of measures for controlling noise 
 

18. I16 Restriction of hours during construction 
 

19. I18 Scheme of foul drainage disposal 
 

20. I21 Scheme of surface water regulation 
 

21. I26 Interception of surface water run off 
 

22. I33 External lighting 
 

23. I35 Time limit on floodlighting/external lighting 
 

24. I51 Details of slab levels 
 

25. I55 Site Waste Management 
 

26. 
 

I56 BREEAM Sustainable Construction Condition 
 

27. K2 Nature Conservation – site protection 
 

28. K4 Nature Conservation – Implementation 
 

29. K5 Habitat Enhancement Scheme 
 

30. Notwithstanding the submitted details, prior to the commencement of the 
development, further details and plans of the exoskeleton cladding panels for the 
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core learning centre and rural crafts centre shall be submitted to and approved in 
writing by the local planning authority. 
 
Reason: To ensure the composition of the materials harmonise with the building 
designs and the surroundings and to comply with Policy DR1 of the Herefordshire 
Unitary Development Plan. 
 

31. Prior to the commencement of the development, a demolition and construction 
phasing schedule shall be submitted to and approved in writing by the local 
planning authority.  The demolition and construction shall be carried out in 
accordance with the agreed details unless otherwise agreed in writing by the local 
planning authority. 
 
Reason: To ensure the acceptable phasing of the development and to comply with 
Policy DR2 of the Herefordshire Unitary Development Plan. 
 

32. Prior to occupation of the first building, details to include a scaled plan of the 3 
metre wide footpath/cycle connection to the eastern boundary of the site shall be 
submitted to and approved in writing by the local planning authority.  The 
footpath/cycle connection shall be constructed in accordance with the agreed 
details within 6 months of occupation of the first building or in accordance with an 
alternative timescale to be agreed in writing with the local planning authority. 
 
Reason: To ensure the site accommodates a direct connection to the proposed 
Connect 2 Greenway in order to enhance the accessibility of the site by foot and 
cycle and to comply with Policy DR3 of the Herefordshire Unitary Development 
Plan. 

 
INFORMATIVES: 
 
1. N02 Section 106 Obligation 

 
 
2. 

 
N13 Control of demolition - Building Act 1984 
 

3. N18 European Protected Species Licence 
 

4. N20 Site Waste Management 
 

5. N15 Reason(s) for the Grant of PP/LBC/CAC 
 

 
 
Decision:  ..............................................................................................................................................  
 
Notes:  ..................................................................................................................................................  
 
 ..............................................................................................................................................................  
 
Background Papers 
 
Internal departmental consultation replies. 
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HEADS OF TERMS 

PROPOSED PLANNING OBLIGATION AGREEMENT 
Section 106 Town and Country Planning Act 1990 

Planning Application – DMS/102266/F 
 

This Heads of Terms has been assessed against the adopted Supplementary Planning Document on Planning 
Obligations dated 1 April 2008.   

 

Re-development of Holme Lacy College  
 

Hereford College of Technology, Holme Lacy Campus, Holme Lacy, Hereford, HR2 6LL 
 
1. The developer covenants with Herefordshire Council to transfer the land presently owned by Hereford 

College of Technology to Herefordshire Council to enable the construction and use of the land in perpetuity 
for the Connect 2 Greenway.  The transfer shall be at nil cost to the Council. 
 

2. The developer covenants with Herefordshire Council, to pay Herefordshire Council the sum of £67,410 for 
off site highway works and improved sustainable transport infrastructure (excluding that required to 
facilitate the development i.e. new access arrangements).  Figures based on all mode trip rates associated 
with the increased floorspace proposed.  
 

3. The monies shall be used by Herefordshire Council towards the cost of the Connect 2 Greenway from 
Hereford to Holme Lacy.  In the event the money is not used for this purpose, the money will be used for 
any or all of the following purposes: 
a) Traffic calming and improved signage 
b) Traffic Regulations Order(s) to reduce speed limits and impose localised parking restrictions 
c) Improved/new pedestrian and cyclist connectivity with the site 
d) Initiatives to promote sustainable transport 
 
Alternatively: 

4. The developer covenants with Herefordshire Council to facilitate the construction of the Connect 2 
Greenway within land owned by Herefordshire College of Technology in accordance with plans and a 
specification to be agreed in writing with the Council prior to the commencement of the development.  The 
specification shall include a 3 metre wide shared use footpath/cycleway with a bound surface and an 
adjoining grass verge of a minimum width of 2.5 metres for equestrian use.  The agreed works shall be 
completed in accordance with a phasing programme to be agreed in writing with the Council. 

 
5. The developer covenants with Herefordshire Council to pay Herefordshire Council an additional 

administration charge of 2% of the total contributions detailed in this Heads of Terms to be used toward the 
cost of monitoring and enforcing the Section 106 Agreement.  

 
6. In the event that Herefordshire Council does not for any reason use the said sum of Clause 2 for the 

purposes specified in the agreement within 10 years of the date of this agreement, and unless otherwise 
agreed in writing with the Council, the Council shall repay to the developer the said sum or such part 
thereof, which has not been used by Herefordshire Council. 

 
7. All of the financial contributions shall be Index linked from the date of the permission and paid on or before 

commencement of the development or in accordance with phasing programme to be agreed in writing with 
Herefordshire Council. 

 
8. The developer shall pay to the Council on or before the completion of the Agreement, the reasonable legal 

costs incurred by Herefordshire Council in connection with the preparation and completion of the 
Agreement. 

 
9. Prior to completion of the Section 106 Agreement, the developer shall provide a travel plan for the approval 

in writing of the local planning authority.  The travel plan shall include measures and initiatives to promote 
sustainable travel options and encourage a shift away from single person car travel.  The travel plan shall 
also include clear targets based around the travel survey within the Traffic Assessment, monitoring and 
enforcement measures to enable the Council to maintain control over the travel options available to 
students, staff and visitors to the college.  The travel plan shall be appended to the S106 Agreement. 

 
Russell Pryce - Principal Planning Officer - 10 February 2011 


