L. Herefordshire
O Council

MEETING: | PLANNING AND REGULATORY COMMITTEE

DATE: 19 MARCH 2025

TITLE OF | 232807 - PROPOSED ERECTION OF 20 DWELLINGS, WITH
REPORT: | ASSOCIATED NEW ACCESS (VIA TUMP LANE), CAR
PARKING ARRANGEMENTS, COMMUNAL HOUSE, NEW POS
(EXTENSION OF EXISTING PLAY AREA) AND NEW
STRETCHES OF FOOTPATH WITH PASSING PLACES
(NORTH AND WEST BOUND ALONG TUMP LANE) AT FIELD
ADJACENT TO TUMP LANE, TUMP LANE, HEREFORD, HR2
8HW

For: Ms Shaw per Mr John Renshaw, 90a Constitution Street,
Edinburgh, EH6 6RP

WEBSITE https://www.herefordshire.gov.uk/info/200142/planning services/planning application search/details?id=232807

LINK:

Reason Application submitted to Committee — Re-direction

Date Received: 19 September 2023  Ward: Birch Grid Ref: 349808,230587

Expiry Date: 30 November 2024

Local Members: ClIr Jenny Bartlett — proxy for Clir Toni Fagan (Birch Ward)

RECOMMENDATION; - Grant planning permission subject to conditions and completion of
Section 106 agreement.

1.0 SITE DESCRIPTION

1.1 The application site is located off the C1264 known as Tump Lane, which connects the A49(T)
at Much Birch with the A466 at Wormelow, around 7-miles to the south of Hereford. The site
comprises a sloping pasture of land flanked by native species hedgerows and trees on the
northern, western, and southern sides. To the east the site is bound by the existing residential
development off Tump Lane, comprising principally of 1970s terraced and semi-detached
housing. The application site also comprises the access which is taken through the existing
garages at the eastern end of the site. The site is within the hydrological catchment of the River
Wye Special Area of Conservation (SAC).

2.0 THE PROPOSAL

2.1 The proposed development includes 20 residential units, with four flats (Plots 3 and 11), in a
mix of two-storey semi-detached and terraced dwellings. The design features rendered and
timber-clad elevations with red clay-tiled pitched roofs. A single-storey, timber-clad common
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2.2

2.3

building is also proposed, designed to provide shared facilities for residents. This facility would
accommodate communal kitchen and dining spaces, facilitating a reduction in the private
floorspace requirements of individual dwellings. The common building would be situated
adjacent to a parking area providing 18 parking spaces alongside cycle storage facilities.

The site layout is structured in three terraced tiers as indicated in Figure 1, orientated to the
south to optimise solar gain and passive design principles. Together with a package of highway
and footway improvements along Tump Lane, access to the development would be provided
via a spine road leading from an existing access, but requiring some demolition of existing
garages, connecting to private driveways serving the proposed dwellings. In accordance with
affordable housing policy, 35% of the total provision would be allocated to affordable housing,
comprising a mix of low-cost and discounted market units. The proposal would include open-
space, flower meadows and extended children’s play provision.

The development adopts a co-housing model, which promotes a collaborative approach to
living through the provision of shared resources and facilities. These include communal access
to appliances and tools, shared meal provisions within the common building, a collectively
maintained vegetable garden, wholesale food procurement opportunities, and car-pooling
initiatives. Additionally, the co-housing framework reconfigures certain ancillary residential
functions, such as guest accommodation, dedicated dining areas, and home office spaces, by
relocating them to the common building. This approach optimises land use efficiency and
housing affordability, ensuring that individual dwellings are designed to meet the core day-to-
day domestic needs of residents while benefiting from access to additional shared spaces.
Figure 1 — Proposed Wider Site Plan (Ref: 00-4004 P2)
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3.0

3.1

3.2

3.3

POLICIES

Herefordshire Local Plan - Core Strategy
The Herefordshire Local Plan Core Strategy policies together with any relevant supplementary
planning documentation is accessible via the Herefordshire Council website.

SS1 Presumption in favour of sustainable development

SS2  Delivering new homes

SS4  Movement and transportation

SS6  Environmental quality and local distinctiveness

SS7 Addressing climate change

RA1 Rural housing distribution

RA2 Housing in settlements outside Hereford and the market towns
RA3 Herefordshire’s countryside

RA6 Rural economy

H1 Affordable housing — thresholds and targets

H3 Ensuring an appropriate range and mix of housing

SC1 Social and community facilities

0OS1 Requirement for open space, sport and recreation facilities
MT1 Traffic Management, highway safety and promoting active travel
LD1 Landscape and townscape

LD2 Biodiversity and geodiversity

LD3  Green Infrastructure

LD4 Historic environment and heritage assets

SD1 Sustainable Design and energy efficiency

SD3 Sustainable water management and water resources

SD4  Waste water treatment and river water quality

Minerals and Waste Local Plan (MWLP) 2024:

A Minerals and Waste Local Plan (MWLP) has been prepared to guide mineral extraction and the
management of waste in Herefordshire up to 2041 and beyond and was adopted in March 2024.
The plan replaces the saved minerals and waste policies of the Unitary Development Plan. The
MWLP together with any relevant supplementary planning documentation can be viewed on the
Council’s website by using the following link:-

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

The following policies are considered relevant to the application proposal:
e SP1 - Resource Management

Much Birch Neighbourhood Development Plan (NDP)
Made on 7" June 2021

MB1 Promoting sustaintable development

MB2 Conserving the landvspae and the natural environment
MB3 Protecting hertiage assets

MB4 Foul and storm water drainage

MB7 Housing development in Much Birch, King’s Thorn, Wormelow and The Cleaver
MB8 Housing commitments

MB9 Meeting housing needs

MB10 Housing design and appearance

MB11 Sustainable design for housing

MB12 Highways design requirements

MB14 Contributions to community facilities
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3.4

3.5

4.0

National Planning Policy Framework

The National Planning Policy Framework (NPPF) is a significant material consideration. The
latest version was updated in December 2024.

Chapter 2 Achieving sustainable development

Chapter 4 Decision-making

Chapter 5 Delivering a sufficient supply of homes

Chapter 6 Building a strong, competitive economy

Chapter 8 Promoting healthy and safe communities

Chapter 9 Promoting sustainable transport

Chapter 10  Supporting high quality communities

Chapter 11  Making effective use of land

Chapter 12 Achieving well-designed places

Chapter 14  Meeting the challenge of climate change, flooding and coastal change
Chapter 15  Conserving and enhancing the natural environment
Chapter 16  Conserving and enhancing the historic environment

The Town and Country Planning (Local Planning) (England) Regulations 2012 (as amended)
(the 2012 Regulations) and paragraph 33 of the National Planning Policy Framework requires
a review of local plans be undertaken at least every five years in order to determine whether
the plan policies and spatial development strategy are in need of updating, and should then
be updated as necessary. The Herefordshire Local Plan Core Strategy was adopted on 15
October 2015 and a review was required to be completed before 15 October 2020. The
decision to review the Core Strategy was made on 9th November 2020 and the review process
is currently underway. The level of consistency of the policies in the local plan with the NPPF
will be taken into account by the Council in deciding any application. In this case, the most
relevant policies of the Core Strategy — which are considered to be those relating to meeting
housing needs, guiding rural housing provision, highways safety and safeguarding features of
environmental value (amongst others) — have been reviewed and are considered to be
consistent with the NPPF. As such, it is considered that they can still be attributed significant
weight.

PLANNING HISTORY

Planning Description: Decision: Date:
reference:

192979/RM Application for approval of | Approved 6 May 2020
reserved matters  following
outline approval 130945
(APP/W1850/W/17/3180227) for
Appearance, Landscaping,
Layout and Scale for the erection
of 20 dwellings and associated

community building and
associated works.
130945/0 Residential development | Appeal 4 July 2018

comprising up to 20 dwellings, | allowed
including up tol0 affordable
dwellings with associated new
access (via Tump Lane) and car
parking arrangements for both
existing and proposed and
community facility.
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5.0

51
5.1.1

5.1.2

5.1.3

5.1.4

5.1.5

CONSULTATIONS

Local Highway Authority — comment; -

25/2/25 — Suggested conditions;

CAJ - Parking - Estates

CAP -S278 Highways Improvement/off site works
CAT - Construction Management plan

CB2 - Secure covered cycle parking provision
CB3 - Travel Plan

111 - Mud on highway

108 - Section 278 Agreement

147 - Drainage other than via highway system
141 - Travel plans

I35 - Highways Design Guide and Specification

19/12/24 - | have compared Renshaw’s drawing 00-4110 rev PO1 submitted for planning with
WSP’s compliance report (70107564-02) and can confirm that all recommendations appear to
have been included except for No.15 which was an additional recommendation to replace an
area of existing verge with an area of parking to mitigate some displacement of parent parking.

The applicant’s reason for not providing this is the restrictive widths of the carriageway and
verge and | am inclined to agree with them on this point. However, based on experience it is
likely the verge will be parked on by parents collecting children from school, which may present
a safety hazard or obstruction. To overcome this as part of the S278 technical review HC may
want to consider requesting that low level bollards are installed to deter people from parking
on the verge.

14/11/24 - Comments regarding the internal layout are provided by HC. Comments regarding
off site works are provided via WSP on behalf of HC. The LHA are currently awaiting a further
response from WSP, when its available these will be provided.

Internal layout

It is noted that the proposed development is not to be adopted however the site does need to
meet Manual for Streets criteria.

The main concern is regarding the footways within the site. As shown below, the plan shows
a drop crossing however there is no provision of a footway. The footway adjacent to the main
carriageway should be provided to MFS standard.

The location of the cycle storage should be provided within an over looked area. The plan
submitted shows the cycle storage on both sides of the carriageway however they are
highlighted in different colours, therefore it is unclear what is going to be provided.

22/5/24 -The submitted comments do not include the comments for the re-assessment for the
offsite works as stated in the previous response. Please provide these updated before further
comments can be made regarding the whole application.

1/2/24 -WSP have been commissioned by Herefordshire Council, to undertake an independent
highways and transport assessment of the above planning application, and its impact on the
local highway network. Including the proposed interventions along Tump Lane. This
assessment shall consider all appropriate national and local highway guidance and best
practice. To determine whether the development derived movements and the proposed
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highway interventions are reasonable, appropriate, deliverable, and accessible for all, without
compromising the safe use of the adjacent public highway network.

Several planning applications have previously been submitted on this site, for similar
residential development proposals.

P130945/0 — received April 2013, approved on Appeal July 2018.

P180208/0O — received Jan 2018 — withdrawn.

P192979/RM - received Aug 2019, approved with conditions Nov 2020

Although these previous applications have been determined for similar sized development
including highway interventions. It is understood that these have all expired and any
information therein can no longer be used to support the consideration of this application.

Subsequently, this current application is it be assessed entirely on its own merits, and on the
information provided to support this application specifically.

Tump Lane is located to the northwest of the main village centre of Much Birch, Herefordshire,
on the A49(T) between Hereford and Ross-on-Wye. Approximately 8 miles south of the City of
Hereford.

Tump Lane is predominantly developed with residential properties along its northern side, from
Much Birch westwards. Where the road enters the village of Wormelow, the residential
development frontage then switches to the southern side.

Immediately to the east of Tump Lane, on the opposite side of the A49 (T) is the Much Birch
C of E Primary School. It is served by a pelican crossing of the A49(T) directly to Tump Lane.
As the A49 and the minor road adjacent to the school are protected by double yellow lines,
Tump Lane is used by parents to park their cars, twice a day for relatively short periods of time
to facilitate the drop off/pick up of children.

In addition, there is a farm located at this eastern end of Tump Lane, generating daily
agricultural traffic movements along this route, between the main farmstead and their
landholdings to the west.

This farm also has planning consent for a woodland cemetery, which will generate sporadic
vehicular activity, from time to time, to facilitate occasional funerals and general cemetery
visitors.

Tump Lane facilitates local movement between the two villages of Much Birch and Wormelow,
and beyond. Where several other rural communities, share the local village amenities,
including a school, including shop, post office, doctor’s surgery, community hall and pubs, etc.
making Tump Lane an important local access route.

Furthermore, Tump Lane is a local distributer road, linking A49(T) Hereford and Ross-on-Wye
Road and the A466 Hereford to Monmouth Road. Together with linkages to the wider strategic
network of A465 Hereford to Abergavenny Road, to the west, and the A40/M50 to the south,
of the county.

Tump Lane, therefore, supports many activities associated with the sustainability of the wider
rural communities, businesses, farms, etc. Thereby, facilitating deliveries, services,
commuting, leisure, access to public transport, etc. Providing the necessary access the
strategic highway network, and the amenities in Hereford, Ross-on-Wye, and beyond.
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HIGHWAY SITUATION

Given the nature of the road, with its existing limitations of forward visibility, carriageway width
and sinuous route. Average vehicular speeds will be commensurate with the posted limit. Also
HGV movement will generally be limited, for local access.

In rural situations where road widths are narrow and not conducive to the usual two-way
movement, particularly where specific passing places are few and far between. The usual
practice is for vehicles, to utilise any facility available, such as property and field accesses. As
well as utilising any appropriate verges, to pull in or on to thereby allowing sufficient width of
carriageway to allow vehicle passage.

The perception of the local community is that Tump Lane is “dangerous” which, in the context
of Manual for Streets, relates to the level of uncertainty with all movements, resulting in greater
care being taken by the users in general. Such that despite this perception of danger, the actual
number of incidents is usually low.

Indeed, no personal injury accidents have been recorded, over the last three years, along this
route. However, that is not to say that there have been no minor incidents or near misses,
which will add to local feeling of “danger” along the route. Leading to the greater application of
caution by regular users, thus reducing the level of potential risk.

Anecdotally, this semi-rural route between the A49(T), A466 and A465(T) is said to be used
by general, HGV and agricultural traffic, in both directions as a local and strategic rat run
between the principal routes and the wider destinations. Such that the volume, size and
frequency of the local traffic movement is dangerous to all non-vehicular modes of travel, both
up and down the lane (inc. walking, cycling, and horse riding).

Although there is an environmental weight limit of 7.5T on Tump Lane, any potential conviction
of an inappropriate vehicle/driver needs to be demonstrated by an origin and destination
evidence, showing that local usage wasn’t involved

As demonstrated by Manual for Streets 1 & 2, such interactions between all users of the
highway, have always had an element of risk and/or conflict. Such that where danger is
anticipated then more care is usually taken by all users traversing the route. Albeit it is the
most vulnerable user which take the most caution

Subsequently, it has been found that in many cases, where users’ experience high risk on a
route, that route gets a reputation for being “dangerous”, which can have a positive effect on
mitigating some of the actual risks present, just by users being more aware and taking
appropriate care.

This is especially true, on most rural roads, where forward visibility, changes in direction, and
road widths, vary continuously. Thereby, creating uncertainty, which generally results in
greater driver concentration and slower traffic speed, in anticipation of potential conflict with
other users on the road, and unforeseen route limitations.

Although, it should be noted that this perception of risk over actual incidents of conflict can be
a fine balance and a small change in the local dynamics of the routes usage, could result in
unforeseen consequences, not necessarily for the better.

Subsequently, it is incumbent on the development to fully determine its potential impact on the
adjacent highway network, and appropriate mitigate and manage any likely consequences.
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SITE ACCESS

The site is accessed via an established private street (estate road), also known as Tump Lane.
It has served 12 dwellings and 13 garages for the residents’ use, for several decades Together
with access to the wider agricultural land to the north.

This long-term use has therefore established patterns of local movement and behaviour, based
on consistent usage, over the years, which might be difficult to change. Indeed, this private
access road is relatively narrow (approx. 4m wide), with a narrow footway on its eastern side,
approx.1.5m wide, and no verge usable on the west.

Although this access arrangement was acceptable, when these houses were first built. Much
has changed over the intervening years, such that this access road arrangement is no longer
appropriate for the proposed additional usage by 20 new homes.

Although the development has proposed improvements to link their proposed new estate road
with the northern end of the existing private access road. Providing additional parking
provisions and garage facilities. No meaningful changes are proposed on the existing road,
footway, and verge fronting the existing houses. That might provide for some mitigation for the
additional movement along this route. Especially to better manage and minimise the potential
risks to vulnerable users.

Unfortunately, as mentioned previously, without material change to the local surroundings. Any
established patterns of behaviour, such as the existing resident parking their vehicles on the
footway directly outside their homes, are unlikely to change. Unless formal waiting restrictions
(double yellow lines) are introduced, this practice would continue. For no waiting at any time
restrictions to be introduced and formal process has to be undertaken through the Traffic
Regulation Order process.

Currently, as proposed any pedestrians using this route will need to walk in the carriageway,
as the footway will be blocked by parked cars. Putting them in direct conflict with vehicles
travelling within the same space. This would likely be counterproductive to the developments
efforts in encouraging active travel for its residents, as potential pedestrians will feel
compromised, by having to use the vehicular space and not the existing substandard footway.
In the circumstances, it is considered that to provide safer access to the proposed new
development, effect meaningful behavioural change locally and assist the existing community
make sustainable active travel choices. Then a more acceptable way of managing the current
and proposed activities along this private access route, is required.

Subsequently, the introduction of a “shared space”, in accordance with Manual for Streets,
may be more appropriate, than trying to maintain the status quo. Thus creating a safer space
for all users, where active travel is seen as the primary use, with vehicles being subservient
within the new street scene hierarchy.

Although, this is unlikely to stop existing residents from parking directly outside their homes.
The remaining “space” will feel more pedestrian friendly and provide safer access for
vulnerable movement, i.e. wheelchairs, mobility scooters, prams and pushchairs, as they
would have priority over any vehicles also using the same space.

DEVELOPMENT IMPACT

Any proposed residential development will introduce new vehicular and pedestrian activities,
associated with the new residents and other residential needs. These will include:

. Private car trips
. Walking
. Cycling
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. Service & Delivery vehicles

The above list is not exhaustive, and it is incumbent on the developer to demonstrate what
movements are likely to be generated by the 20 dwellings and the use of the communal hall,
proposed by this application.

Unfortunately, no quantification of the potential movements generated by the dwellings and
communal hall have been included with the supporting information accompanying this planning
application.

A Transport Assessment should have been supplied to demonstrate the expected movements
associated with this specific development. Together with an assessment of how these
additional multi-modal movements will possibly affect the local highway network.

This Transport Assessment would be the information required to support and justify the local
highway interventions being proposed along Tump Lane as part of the overall development
proposals.

Currently, the available traffic data for Tump Lane was undertaken in 2016. It is also
understood that data preceded the 30mph speed limit and 7.5T weight limit being introduced
along Tump Lane.

Subsequently, it is considered that this information is no longer relevant to the assessment of
this planning application. Therefore, as part of the developer's submission it is suggested that
they undertake an appropriate movement and speed count of Tump Lane. From which they
can then and assist the existing community make sustainable active travel choices. Then a
more acceptable way of managing the current and proposed activities along this private access
route, is required.

Subsequently, the introduction of a “shared space”, in accordance with Manual for Streets,
may be more appropriate, than trying to maintain the status quo. Thus creating a safer space
for all users, where active travel is seen as the primary use, with vehicles being subservient
within the new street scene hierarchy.

Although, this is unlikely to stop existing residents from parking directly outside their homes.
The remaining “space” will feel more pedestrian friendly and provide safer access for
vulnerable movement, i.e. wheelchairs, mobility scooters, prams and pushchairs, as they
would have priority over any vehicles also using the same space.

Any proposed residential development will introduce new vehicular and pedestrian activities,
associated with the new residents and other residential needs. These will include:

. Private car trips

. Walking

. Cycling

. Service & Delivery vehicles

The above list is not exhaustive, and it is incumbent on the developer to demonstrate what
movements are likely to be generated by the 20 dwellings and the use of the communal hall,
proposed by this application.

Unfortunately, no quantification of the potential movements generated by the dwellings and
communal hall have been included with the supporting information accompanying this planning
application.
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A Transport Assessment should have been supplied to demonstrate the expected movements
associated with this specific development. Together with an assessment of how these
additional multi-modal movements will possibly affect the local highway network.

This Transport Assessment would be the information required to support and justify the local
highway interventions being proposed along Tump Lane as part of the overall development
proposals.

Currently, the available traffic data for Tump Lane was undertaken in 2016. It is also
understood that data preceded the 30mph speed limit and 7.5T weight limit being introduced
along Tump Lane.

Subsequently, it is considered that this information is no longer relevant to the assessment of
this planning application. Therefore, as part of the developer’s submission it is suggested that
they undertake an appropriate movement and speed count of Tump Lane. From which they
can then provided, which would qualify and quantify the potential the betterment of these
mitigation works.

For such a development, given the local sensitivities and the introduction of a material number
of new movements on an already busy local distributor route. Then some form of assessment
to demonstrate the impact of the development and the proposed mitigation measures should
have been submitted.

Such a document should have also included the preliminary Tump Lane intervention designs,
together with a stage 1 Road Safety Audit, to show what where and how the local movement
along Tump Lane could be improved and managed. Demonstrating that the proposed
interventions, enhancements, and betterment can be accommodated within the existing
highway, and/or any additional land within the control of the developer.

Although, these proposed works will be subject to a necessary Section 278 Agreement
(Highways Act 1980), to ensure compliance with design standards and adoptable
specifications. It is incumbent on the developer to demonstrate that such intervention are
appropriate, reasonable, associated and necessary, to allow the development to function, and
can legally be carried out on the public highway at planning application stage.

CONCLUSION

Currently, this proposed residential development cannot be fully assessed in terms of its impact
on the adjacent public highway, as no appropriate form of Movement or Highway Impact
Assessment, or gualification of the mitigation proposed has been produced to support the
planning application.

In the circumstances in is recommended that before planning permission can be granted,
sufficient evidence, and demonstration is submitted to quantify and qualify the impact that this
development might have on the adjacent public highway.

In addition, any proposals for improvement, enhancement or changes to the highway, to
mitigate the impact of this development, is also suitably specified and demonstrated.

Internal layouts

The submitted plans have been reviewed and the following comments can be made.

MAIN ISSUES
1. The site should designed to HC adoptable standard.
2. Vis splays should be shown on junctions. There is a potential forward visibility issues

around crossing points to community facilities
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5.2
5.2.1

5.3
5.3.1

3. How is parking going to be allocated?

4, Bin should not be located within the highway.
5. Are any of the houses built to be accessible? Disabled parking space should be near
house.

There are a number of issues which need to be raised, however without plot number it is difficult
to reference the areas.

Turning heads should meet HC design standard.

The location of the bin storage should not be within the carriageway. These should be relocated
away from the carriageway

The parking space and the alignment of the junction could block the visibility splay. This should
be reviewed.

If this is to be a parking area then parking spaces should useable with visibility splays provided.

This area appears to be a turning head, however this does not meet HC design guide. The
parking space adjacent to the turning head could block the use of the turning head. This needs
to be changed.

It is assumed that the dotted area is parking? The parking needs to meet design guidance.

Locate the cycle storage on one side. The cycle storage should be relocated as it block visibility
splays for the crossing point.

All applicants are reminded that attaining planning consent does not constitute permission to
work in the highway. Any applicant wishing to carry out works in the highway should see the
various guidance on Herefordshire Council’s website:

HC Built and Natural Environment Team (Trees)— no objection; -
22/2/24 - The arboreal constraints related to this site would appear to be relatively low with the
majority of trees being retained and being located on the edge of the site.

Soft landscaping has been addressed in the landscaping comments with a recommendation
for condition to address new planting. | would suggest the point asking for a BS5847:2012 tree
report is omitted as | don’t see this is a requirement considering the low arboreal impact.

In conclusion | have do not have an objection to the proposals.

HC Built and Natural Environment Team (Ecology) — comment; -

15/1/24 — The site is within the catchment of the River Wye SAC catchment and this proposed
development triggers the legal requirement for a Habitat Regulations Assessment process to
be carried out by the LPA, the final HRA 'appropriate assessment' completed by the LPA must
be formally approved by Natural England PRIOR to any future planning consent being granted.

Sufficient and detailed information will be required to be submitted with any future outline or
full applications to allow the authority to assess the proposal through its Duty of Care under
NERC Act and Habitat Regulations. Natural England will also need to be a statutory consultee
and will require sufficient information, like ourselves, to formally undertake a Screening
Assessment for 'Likely Significant Effects’ and then subsequently undertake a relevant
Appropriate Assessment to determine and recommend relevant and appropriate Conditions to
secure that the development(s) will have NO ‘adverse effects' on the relevant SAC.
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This HRA process needs to be completed based on all current requirements and
considerations and on information supplied in support of this specific application and that is
sufficiently detailed to allow any relevant conditions to be secured.

The HRA process must be completed with legal and scientific certainty and using a
precautionary approach. From the start of August 2023, there have been changes in the
conservation status of the River Wye SSSI - downgraded to “unfavourable declining” by Natural
England; and these comments have been completed based on this recent change and updated
SSSI Impact Risk Zone information available from Natural England (River Wye SAC — bespoke
buffer — Any discharge of water or liquid waste including to mains sewer)

Notes in respect of HRA

The proposal is for TWENTY new residential dwellings with associated new foul water flows
(nutrient pathways) and additional surface water flows created.

. A main sewer connection is available at this location and is proposed to be utilised to
manage all new foul water flows created.
. At this location the mains sewer network is managed by Welsh Water through their

Much Dewchurch Waste Water Treatment Works that has a final outfall into the River
Wye catchment.

. Welsh Water have confirmed in their comments that the local main sewer network and
the Much Dewchurch WWTW have capacity to manage all additional new flows created
by this proposed development.

. The mains sewer system is considered the best available technology and option to
manage foul water flows.
. The additional nutrient pathways created by the additional foul water flows to the

WWTW can be considered as accommodated within the current Core Strategy Housing
allocation and associated phosphate allowance. (Detailed information is within
accompanying HRA Appropriate Assessment).

. With nutrient pathways accommodated there are no effects identified on the River Wye
SAC-SSSI from this specific development and its foul water flows.
. The supplied drainage reports and plans detail how all additional surface water from

impermeable surfaces will be managed through a suitably sized and designed
Sustainable Drainage Scheme (SuDS)

. No surface water will be discharged to the mains sewer network.

. With all surface water flows managed by SuDS that will also mitigate any potential
pollutants or contaminants from vehicles and other sources there are no identified
effects on the River Wye SAC-SSSI due to surface water flows created by the proposed
development.

The approved foul water and surface water management schemes can be secured for
implementation through condition on any planning permission granted,

Habitat Regulations - Nature Conservation (River Wye SAC) — Foul Water

Unless otherwise agreed in writing by the Local Planning Authority all foul water flows created
by the approved development shall be managed through connection to the local mains sewer
network as detailed in supplied plans and drainage report by CSG dated July 2023. The
approved foul water scheme shall be managed and maintained as approved for the lifetime of
the development it supports.

Reason: In order to ensure Nutrient Neutrality and comply with The Conservation of Habitats
and Species Regulations 2017, as amended by the Conservation of Habitats and Species
(Amendment) (EU Exit) Regulations 2019’ (the ‘Habitats Regulations’), National Planning
Policy Framework, NERC Act (2006) and Herefordshire Local Plan - Core Strategy policies
SS1, SS6, LD2 and SD4.
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Habitat Regulations - Nature Conservation (River Wye SAC) — Surface Water

Unless otherwise agreed in writing by the Local Planning Authority all surface water flows
created by the approved development shall be managed through a designed Sustainable
Drainage System (SuDS) as detailed in supplied plans and drainage report by CSG dated July
2023. The approved Sustainable Drainage Scheme shall be managed and maintained as
approved for the lifetime of the development it supports.

Reason: In order to ensure Nutrient Neutrality and comply with The Conservation of Habitats
and Species Regulations 2017, as amended by the Conservation of Habitats and Species
(Amendment) (EU Exit) Regulations 2019’ (the ‘Habitats Regulations’), National Planning
Policy Framework, NERC Act (2006) and Herefordshire Local Plan - Core Strategy policies
SS1, SS6, LD2 and SD3.

Other ecology comments

The ecology report by James Johnston Ecology dated September 2023 is noted and refers.
The report advises that no protected species were identified as being directly impacted by the
proposed development. It is noted that as currently presented the site is generally unsuitable
to support any significant-likely populations of ground nesting birds. The applicant and their
contractor have a legal duty of care to wildlife protection during all construction activities as
afforded by the statutory Wildlife & Countryside Act that applies outside of the planning
regulatory process. Given the nature and scale of the development and potential for wider
environmental effects of the construction process a Construction Environmental Management
Plan is suggested as a pre-commencement condition. This CEMP will ensure all ecological
and wider environmental effects of the construction process are fully considered and
appropriate working methods and risk avoidance measures secured.

Ecological Protection and Construction Environmental Management Plan

No longer than twelve months prior to any works or further site preparation commencing a
detailed, comprehensive, Construction Environmental Management Plan — including but not
limited to detailed ecological working methods and consideration of all environmental effects
of construction processes shall be supplied to the LPA for written approval. The approved
CEMP shall be implemented in full for the duration of all construction works at the site unless
otherwise approved in writing by the local planning authority.

Reason: To ensure that all species are protected and habitats enhanced having regard to the
Conservation of Habitats and Species (Amendment) (EU Exit) Regulations 2019’ (the ‘Habitats
Regulations’), Wildlife and Countryside Act 1981,), National Planning Policy Framework
(2021), NERC Act (2006) and Herefordshire Local Plan - Core Strategy policies SS1, SS6,
LD1, LD2 and LD3 and the council’s declared Climate Change & Ecological Emergency.

Supporting information: The CEMP does not preclude the requirement for the applicant and
their contractors to comply with all statutory ecological protection legislation that lies above
any planning permission process. The CEMP should include consideration for all potential
environmental effects and a helpful guide to all relevant considerations for a CEMP can be
found at
https://www.designingbuildings.co.uk/wiki/Construction _environmental _management plan

A detailed public open space/landscaping plan has been requested by other consultees. In
addition to this landscaping a detailed plan and specification for enhancements supporting
local species is requested as a condition prior to any construction above damp proof course
level. These enhancements are expected to include significant and meaningful provision of
features to support bird nesting (a range of suitably located bird boxes including provision for
house sparrow); bat roosting (eg bat boxes, bat bricks or similar roosting features) and
provision of hedgehog homes and hedgehog ‘highways’ through all impervious boundary
features around and within the development/dwellings.
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Nature Conservation — Biodiversity (species) Enhancement

Prior to any construction work above damp proof course a specification and annotated location
plan for proposed biodiversity net gain enhancement features including significant and
meaningful provision of fixed’ habitat features including a range of bird nesting boxes, bat
boxes (or similar roosting features), hedgehog homes and hedgehog highways through all
impermeable boundary features, must be supplied to and approved in writing by the local
authority. The approved scheme shall be implemented in full and hereafter maintained as
approved unless otherwise agreed in writing by the local planning authority.

Reason: To ensure that biodiversity net gain is secured and habitats enhanced having regard
to The Conservation of Habitats and Species Regulations 2017, as amended by the
Conservation of Habitats and Species (Amendment) (EU Exit) Regulations 2019’ (the ‘Habitats
Regulations’), Wildlife and Countryside Act 1981, National Planning Policy Framework, NERC
Act (2006) and Herefordshire Local Plan - Core Strategy (2015) policies SS1, SS6 LD1, LD2
and LD3; and the council’s declared Climate Change and Ecological Emergency

The proposed development has the potential to increase local illumination levels in an
intrinsically dark landscape that benefits local amenity and nature conservation interests,
including locally recorded populations of light sensitive protected species. Conditions are
requested to ensure that residential lighting is minimised and controlled is requested.

Protected Species and Dark Skies (external illumination)

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

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

Additional information notes:

The applicant should be reminded that spikey/thorny tree/shrub/plant species should not be
planted adjacent to any play areas, public open space or highway features including roads and
pavements/walkways for public and user safety.

All planting should demonstrate that it is appropriate to the locality and is climate change and
pest-pathogen resilient. All plants should be sourced from a suitably registered biosecure
source and be of local provenance wherever possible.

HC Built and Natural Environment Team (Landscape) — comment —

25/10/23 - The development encroaches onto open countryside and is situated on Grade 2
best and most versatile (BMV) agricultural land that, in accordance with GOV.UK, NPPF,
chapter 174b, and CS policy SS7, should be protected from significant, inappropriate, or
unsustainable development.

In this case, it is my opinion that the development is of an appropriate scale and is of a
sustainable nature. The historic field pattern (or field) that contains the development site has
been eroded by the existing development, reducing the field to a small scale that would appear
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to reduce the agricultural capacity compared to the surrounding fields. It is understood that the
field has not been utilised for agricultural purposes in recent times. There are no significant
landscape designations, and referencing the Landscape and Visual Impact Assessment, visual
effects are low.

The development provides an understanding of the site and context. It is a sustainable layout
that is responsive to topography, maintains openness so that long-distance views are
maintained for neighbouring existing properties, and the buildings are oriented to maximise
solar gain. Overall, demonstrating in accordance with CS policy LD1 that the character of the
landscape and townscape has positively influenced the design, scale, and layout.

The landscape proposal provides a buffer between the existing and new buildings, mitigating
or reducing visual harm. The scheme demonstrates that substantial planting along streets is
provided, reflecting NFFP guidance, paragraph 131, and CS policy LD2 (biodiversity
enhancement) and LD3 (green infrastructure) provisions.

However, further detail is required to ensure that the new landscape scheme, together with a
management plan, ensures that the development integrates appropriately into its
surroundings, in accordance with CS Policy LD1 (Character) and SS6 (Local distinctiveness).

Therefore, | request that conditions are applied to ensure that the tree selection and the overall
landscape (soft and hard) are appropriate. For example considering items such as:

Does the tree selection relate to and respond to the existing landscape character?

What are the species and densities of the proposed native hedges to be planted along
boundaries?

What are the proposed orchard trees and root stock of the community orchards?

What type of native meadow is proposed?

Are the trees native to maximise biodiversity potential?

What influences the selection of hard elements, making them unique and contextual (i.e.,
design, material, and colours)? For example, boundary treatments and furniture.

Is there an overall design language between the buildings and landscape? Materials are
suggested; however, it is recommended to provide an environmental colour assessment to
provide a strong contextual basis for materials selection. Note that, in general, non-reflective
materials and finishes reduce glare and contrast in the landscape. For guidance, refer to the
Malvern Hills Areas of Outstanding Natural Beauty, Guidance on the Selection and Use of
Colour.
www.malvernhillsaonb.org.uk/wp-content/uploads/2015/02/guidance_on_colour_use_screen-
1.pdf

In terms of lighting, external lighting and lighting spill should take account of the relevant dark
skies in and around Herefordshire, as well as the visual effect of their settings.

Conditions:

CK6 Landscape Scheme

a) A statement setting out the design objectives and how these will be delivered.
b) N/A

c) A plan showing existing and proposed finished levels or contours.

d) A drawing detailing hard surfacing materials.

f) Boundary treatments and means of enclosure.

g) Artefacts and Structures e.g. street furniture, play equipment, water features.
h) Vehicle /Cycle /Pedestrian access and circulation areas.

i) Vehicle parking layouts

)] Lighting and CCTV

k) Trees and hedgerow to be removed.

Further information on the subject of this report is available from Mr Ollie Jones on 01432 260504
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5.5

5.6
5.6.1

5.6.2

)] Trees and hedgerow to be retained, setting out measures for their protection during
construction, in accordance with BS5837:2012.

m) All proposed planting, accompanied by a written specification setting out species, size,
guantity, density and cultivation details.

n) A plan detailing water attenuation schemes.

0) N/A

p) An Environmental Colour Assessment (ECA), to inform the choice of external colour of
the development/feature/building.

q) N/A

Reason: To safeguard and enhance the character and amenity of the area in order to conform
with policies SS6, LD1 and LD3 of the Herefordshire Local Plan - Core Strategy and the
National Planning Policy Framework

CK7 Implementation

CK8 Management plan

HC Built and Natural Environment Team (Archaeology) — no objection.

HC Built and Natural Environment Team (Open Space) — comment; -
25/2/25 — Thank you for re-consulting me regarding the open space quantum.

I can confirm that the submitted drawing no. 00-4207 Revision P1 Proposed Open Space Plan
provides sufficient detail to demonstrate that the minimum quantum for Accessible Green
Space and Children’s play has been met on site, in accordance with my comments previously
submitted 5 Jan 2024.

All my previous comments stand.

5/1/24 - In this instance, the following national and local planning policies for the provision of
open space arising from this development are relevant.

National Planning Policy Framework (NPPF):

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

Core Strategy (CS):

e 0OS1: Requirements for Open Space, Sports, and Recreation Facilities
e (0S2: Meeting Open Space and Recreation Needs
e LD3: Green Infrastructure

Open Space Evidence Bases:

As part of the Core Strategy Review, the following evidence bases have been updated and
reviewed and are considered relevant to this application.

e Herefordshire Open Space Assessment, Strategy, and Action Plan 2023

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

o Herefordshire Playing Pitch and Outdoor Sports (PPOS) Strategy and Action Plan
February 2023

e Herefordshire Indoor and Built Sports Facilities Assessment September 2022

e Herefordshire Indoor and Built Sports Facilities Strategy and Action Plan February 2023
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e Green and Blue Infrastructure Strategy 2023
Open Space Policy Requirements:

In accordance with CS policies OS1 and OS2, requirements for open space, sport, and
recreation facilities will be sought from all new residential developments on a site-by-site basis
in accordance with all applicable set standards and evidence bases.

A combination of both on- and off-site provision is required from this development, given its
size, location, proposed extension to the adjacent children’s play area, and sustainable
approach to development.

On-site Accessible Greenspace:

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

o Accessible Greenspace at 3 hectares per 1,000 population, to include amenity greenspace
and semi-natural/natural green space in accordance with Natural England Standards.

e Provision for children and teenagers at 0.25 hectares per 1,000 population in accordance
with Fields in Trust.

Proposed on-site provision is shown in layout Drawing no. 00-4006: Proposed Site Landscape
and Roof Plan revision P1, and the overall approach to on-site provision is supported given
the sustainable nature of the development proposal, despite being only 20 houses. The
proposal offers opportunities to provide space for both formal and informal recreation as
described in the submitted Design and Access Statement, providing a variety of uses,
including:

e Enlargement of the existing play area, which will be equipped with new play equipment.

e Shared garden space around the common building, planted with a mix of grass and
wildflower meadow planting.

e Shared planted areas between terraces, largely planted with native hedgerows and small
fruit trees.

¢ Allotment area for producing food for the community.

No detail has been submitted regarding the overall quantum of provision, and confirmation
should be sought from the applicant. In accordance with the standards set out above, the
applicant will need to demonstrate that for 20 houses at an occupancy of 2.3 (total population
46), the site provides:

¢ A minimum of 0.1495 hectares (1,495 sq m) of on-site green infrastructure comprising:

e 0.138 hectares (1,380 sq m) of Accessible Greenspace (at 3 hectares per 1,000
population).

o 0.0115 hectares (115 sq m) of Children’s Play (at 0.25 hectares per 1,000 population).

There is no landscape detail submitted with the application, and it is noted that this has been
requested by condition from the council’s Senior Landscape Officer. The applicant should have
regard to the Core Strategy’s latest evidence bases for Open Space and Green and Blue
Infrastructure (GBI) and the principles and objectives set out below, particularly for the delivery
of GBI and accessible greenspace on-site. The emphasis is for green spaces that:

e Are multi-functional, providing a broad range of features and facilities to support the health
and well-being of the residents

o Reflect a multi-functional network and offer differing functions appropriate to the
environmental context.
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o Consider forming part of the wider green and blue infrastructure network.
o Where possible, consider the following:
o Extension of tree canopy.
o Incorporation of SuDS.
o Increased connectivity to the local nature recovery network, including the creation of
wildflower grasslands, hedges, and woodlands.
o Reflect local distinctiveness, including landscape character, conservation, and heritage
of the location.

In principle, they should:

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

¢ Design and locate play spaces, access points, and seating with regard to the needs of all

residents and users.

Ensure entrances are wide and step-free.

Incorporate social seating and relaxation areas and sensory planting.

Incorporate natural and semi-natural habitats.

Promote movement between different open spaces through signage and active travel

networks.

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

access through open spaces

Have well-located entrances with clear sightlines in and out.

Provide signage to indicate what to expect within the site.

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

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

behavior.

Provide easy access where necessary through road crossings.

¢ Include planting and landscape features for interest and a welcoming environment.

Children’s Play Area: The applicant proposes to provide an extension to the existing children’s
play area adjacent to the site. The intention is to create a space double the size and one that
is more overlooked to be used by both existing and new residents. The proposed common
house will be visible from this open space and play area. This approach is supported.

The applicant will need to provide details of formal on-site play, which meets the minimum
standards set out above. The existing play area, managed by a housing association, provides
little in the way of play equipment and play value. New provision should complement the
existing provision and cater particularly for infants and juniors. Both formal play equipment
and/or natural play opportunities are supported.

A cost value is used as an informative to ensure parity across all new developments. Based
on the size and final number of family-sized houses (excluding one-bedroom units), the cost is
calculated as follows:

11 x 2-bed @ £965

5 x 3-bed @ £1,640

2 x4-bed @ £2,219

This equates to a play area valued at approximately £11,625, including groundworks,
landscaping, and ancillary features such as benches and pathways.

The following conditions and informative are recommended:

Conditions:
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5.7.1

CAG6: Details of play provision

With the exception of any site clearance and groundwork, no further development shall
commence until details of the play area have been submitted and approved in writing. These
details should include:

a) Play equipment

b) Surfacing

c) Landscaping

d) Means of enclosure

e) Street furniture

The play area shall be constructed in accordance with the approved plans and made available
for use before the first occupation of the dwellings and thereafter retained.

Reason: To comply with policies OS1 and OS2 of the Herefordshire Local Plan Core Strategy
and the National Planning Policy Framework.

Informative:

On-site children’s play provision should be valued at £11,625 in accordance with the SPD on
Planning Obligations.

Maintenance: Suitable management and maintenance arrangements must be established for
open space and associated infrastructure. This could be through a self-funded management
company or local arrangements such as a community trust.

Off-site Outdoor Sports Contribution:

A contribution is sought towards facilities local to Much Birch based on the current tariff of
£1,082 per market house. The contribution will be used towards facilities at Wormlow Cricket
Club.

HC Housing — comment;
6/3/25 — Policy H1 states that there will be a requirement for the applicant to provide 35% (7
units) as affordable housing. | confirm that this application meets this policy.

As outlined in the councils Affordable Housing Supplementary Planning Document
incorporating the Technical Data, Strategic Housing would require the following tenure
breakdown.

All 7 units to be delivered as Affordable Home Ownership which will be broken up as:

2 units as Discounted Market — this is sold with a 30% discount — the one bedroom flat and the
2 bedroom flat is to have this tenure.

5 units as Low Cost Market — the discounts for those, in line with our technical data are:

4 x 2 bed house — 35% discount
1 x 3 bed house — 43% discount

We had originally asked that the applicant provide 25% of the Affordable Housing as First
Homes, to be sold with a 30% discount. However, the recent changes to the NPPF, it is no
longer an obligation to provide First Homes and the Discounted Market has been used instead.

There will be a requirement for local connection to the parish of Much Birch in the first instance
then the cascading parishes.
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5.7.2

5.8
5.8.1

5.9
591

All of the above will be secured via a Section 106 Agreement.
3/10/24 - The site will comply with local policy SS2 — delivering new homes.

Policy H1, affordable housing-thresholds and targets states that there will be a requirement for
the applicant to provide 35% (7 units) as affordable housing and this application meets this
threshold.

As outlined in the councils Affordable Housing Supplementary Planning Document
incorporating the Technical Data Strategic Housing would require the following tenure
breakdown.

25% (2) of the units as First Homes, which are discounted at 30% off the open market value

The other units (5) are proposed either as social rent if or as Affordable Home Ownership. If
Affordable Home Ownership is the tenure they decide on, these should have the Low Cost
Market tenure to be sold with a discount in accordance with the Local Authority Technical Data.

Policy H3 suggests an obligation to provide a range and mix of housing which can contribute
to the creation of balanced and inclusive communities. Having looked at the proposed units for
Affordable Housing, | can confirm that the application meets this requirement. The applicant
suggests that one of the units will be built to wheelchair accessible standards which is M4(3).
We would suggest that the 2 bedroom flat be used for this purpose unless the applicant is
aware of a potential eligible purchaser in need of the one bedroom flat.

There will be a requirement for local connection to the parish of Much Birch in the first instance
then the cascading parishes.

All of the above will be secured via a Section 106 Agreement.

HC Waste & Recycling — comment; -
14/2/25 - | would like to make the following comments on the application detailed above.

Confirmation is required to show a swept path analysis has been carried out to show in
principle that the RCV can safely manoeuvre within the site.

Dimension of the standard 26 tonne vehicle are:
Height: 3500mm

Width: 2250mm (2650 including mirrors)
Length: 7565mm

It is not clear whether RCV is intended to travel directly to plots 6, 7 & 8, and use turning head
as per drawing dated 15.09.2023. Please provide clarification.

The collection points for plots 6, 7 & 8 appear to be well in excess of 25 metre walking distance
from where the RCV can safely access. A 25 metre perimeter should be included on the site
plan around all Bin Collection Points to indicate they are in an adequate location. Please note
that the perimeter should be measured from the furthest point of the collection point to where
the RCV can travel. Consideration for a closer bin collection point to be made.

Clarification is also required as to whether bin collection points are adequately sized to be able
to house two bins per property.

Land Drainage Team (Lead Local Flood Authority) — comment; -

23/7/24 - We have been reconsulted on the above site and have reviewed the submitted
Report On A Soakaway Testing Exercise (01) document. We are satisfied that a discharge of
surface water to ground is viable at the site. Noting our comments in our initial email below,
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5.10.1

the Applicant does not appear to have submitted a revised surface water drainage
strategy/drainage layout plan which takes into account the infiltration test results and
requirement for green SuDS.

Dwr Cymru Welsh Water — comment; -
12/10/23 - We refer to your planning consultation relating to the above site, and we can provide
the following comments in respect to the proposed development.

ASSET PROTECTION

The proposed development site is crossed by a 150mm public combined sewer. Please see
copy of indicative public sewer record attached. No operational development is to take place
within 3 metres either side of the centreline of the sewer. We request that prior to commencing
any operational development the location of this asset is determined. If operational
development is likely to take place within 3 metres either side of this sewer please stop works
and contact us. It seems the proposed site layout has taken into account the location of this
asset, however should circumstances change the applicant may be able to divert this asset
under Section 185 of the Water Industry Act 1991.

SEWERAGE
We can confirm capacity exists within the public sewerage network in order to receive the
domestic foul only flows from the proposed development site.

Turning to surface water, since the proposal intends on utilising an alternative to mains
drainage we would advise that the applicant seek advice from the Environment Agency and
the Building Regulations Authority as both are responsible to regulate alternative methods of
drainage.

We can also advise that Much Dewchurch WwTW does not have a phosphate permit. This
matter will need to be considered further by the local planning authority, notwithstanding this,
no problems are envisaged with the Waste Water Treatment Works for the treatment of
domestic discharges from this site.

Notwithstanding this, we would request that if you are minded to grant Planning Consent for
the above development that the Conditions and Advisory Notes listed below are included
within the consent to ensure no detriment to existing residents or the environment and to Dwr
Cymru Welsh Water's assets.

No surface water and/or land drainage shall be allowed to connect directly or indirectly with
the public sewerage network.

Reason: To prevent hydraulic overloading of the public sewerage system, to protect the health
and safety of existing residents and ensure no pollution of or detriment to the environment.

Advisory Notes

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

Developer Services pages of www.dwrcymru.com
The applicant is also advised that some public sewers and lateral drains may not be recorded
on our maps of public sewers because they were originally privately owned and were
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5.12
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transferred into public ownership by nature of the Water Industry (Schemes for Adoption of
Private Sewers) Regulations 2011.

The presence of such assets may affect the proposal. In order to assist us in dealing with the
proposal the applicant may contact Dwr Cymru Welsh Water to establish the location and
status of the apparatus.

Under the Water Industry Act 1991 Dwr Cymru Welsh Water has rights of access to its
apparatus at all times.

In accordance with National Planning Policy Framework (Edition 11) and Technical Advice
Note 12 (Design), the applicant is advised to take a sustainable approach in considering water
supply in new development proposals, including utilising approaches that improve water
efficiency and reduce water consumption. We would recommend that the applicant liaises with
the relevant Local Authority Building

Control department to discuss their water efficiency requirements.

WATER SUPPLY

Capacity is currently available in the water supply system to accommodate the development.
We reserve the right however to reassess our position as part of the formal application for the
provision of new water mains under Section 41 and Section 51 of the Water Industry Act
(1991) to ensure there is sufficient capacity available to serve the development without causing
detriment to existing customers’ supply as demands upon our water systems change
continually. Our response is based on the information provided by your application. Should the
proposal alter during the course of the application process we kindly request that we are re-
consulted and reserve the right to make new representation.

Hereford & Worcester Fire Service — comment; -

9/11/23 - With regard to the attached Planning consultation letter regarding the application
detailed: Planning Reconsultation — Planning Consultation - 232807 - Field adjacent to Tump
Lane, Tump Lane, Hereford, Herefordshire

HR2 8HW.

Hereford & Worcester Fire Rescue Service (HWFRS) ? Fire Safety department - wish to make
the following comments:

Fire Service Vehicle access to the new dwellings may need to comply with the requirements
of ADB 2019 Vol. 1 B5, section 13 & Table 13.1

Fire Service Vehicle access to the new communal house may need to comply with the
requirements of ADB 2019 Vol. 2 B5, section 15 & Table 15.1

In particular ? there should be Fire Service vehicle access for a Fire Appliance to within 45
metres of all points inside the new dwellings...

Access road to dwelling should be in accordance with ADB 2019 Vol. 1 Table 13.1
Access road to dwelling should be in accordance with ADB 2019 Vol. 2 Table 15.2

The above matters may be assessed through the Consultation process with Local Authority or
Approved Inspector Building Control bodies to ensure that the requirements of the Building
Regulations (2010) are satisfied and matters to be addressed, under the Fire Safety Order
(2005), once the building is occupied.

Should you wish to discuss further please do not hesitate to contact me.

Health and Safety Executive — comment;
26/9/23 — do not advise against the granting of planning permission.
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5.13.1

6.0

6.2
6.2.1

6.3

National Gas — comment;

3/10/23 - An assessment has been carried out with respect to National Gas Transmission plc's
apparatus and the proposed work location. Based on the location entered into the system for
assessment the area has been found to be outside the High Risk zone from National Gas
Transmission plc's apparatus and can proceed. Should the work area change or type of activity
being undertaken, a new enquiry shall be submitted for assessment.

Please carefully read the guidance notes on the next pages. Itis YOUR responsibility to take
into account whether you are required to or would benefit from referring to the HSE Land Use
Planning App (LUP), available from HSE’s website. (Please note for some works this is a
requirement for them to take place) More information on the LUP is available at
https://www.hse.gov.uk/landuseplanning/

Should the work area change, evidence of this must be submitted to National Gas
Transmission prior to receiving a formal response.

You will have received pipeline route drawings if your enquiry is located within the Medium
Risk zone from National Gas Transmission buried assets. Please familiarise yourself with the
location of these assets and should the works location change a new enquiry shall be
submitted for assessment.

COMMUNITY REPRESENTATIONS

Much Birch Parish Council (adj) — comment

13/11/23 - The Much Birch Parish Council has studied the planning consultation 232807 with
additional reference to the previous application for the location, the Inspector's recorded appeal
recommendations and the subsequently ratified Much Birch Neighbourhood Development
Plan. The conclusive comments on the new application 232807, from the Much Birch Parish
Council, discussed in the public parish council meeting held on 9th November 2023 are as
follows:

"The Much Birch Parish Council has no objection to the proposals notified in planning
consultation 232807. The parish council notes that the current application has addressed
concerns around highway safety and, following strong views about highway safety on Tump
Lane expressed previously, welcomes the initiatives to help improve this. The parish council
also appreciates the future vision for an all-age development and the provision of affordable
housing options. Previous boundary issues raised have been addressed by the Inspector in
their report and the footpath proposals are indicated as "betterment". |In addition, no objections
were raised by members of the public at the parish council meeting."

Site Notice — 21 representations received (including petition containing 50 signatories, but
excluding repeated / further comments), objecting to the application. The comments are
summarised as follows:

e Development’s foul drainage would go to Much Dewchurch Wastewater Treatment Works,
which lacks a Phosphate Licence.
No plans for a phosphate permit; discharge flows into the already degraded Worm Brook.

e Worm Brook exceeds phosphate limits (sometimes >2.5 mg/l) and is expected to be
downgraded to "Poor" status.

¢ Worm Brook feeds into the River Dore, River Monnow, and Wye SAC, which is under
Habitat Regulations protection.

e The application requires an Appropriate Assessment and nutrient mitigation, which it
currently fails to meet.

o Concerns over loss of garages, reducing integration with existing residents.
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e No clear parking provision for the community centre.

e Narrowing of Tump Lane would hinder school drop-offs and increase traffic risks.

¢ Heavy farm vehicles and illegally used HGVs already strain Tump Lane.

e Pinch point where Tump Lane meets A466.

e Lack of pavements makes access to services unsafe.

o Clear details of footpaths and passing places on Tump Lane were requested but not
provided.

¢ lllegible plans make it impossible to assess the impact on properties.

¢ Residents cannot fairly comment without access to full details.

o Request to delay planning decisions until detailed pavement plans are available.

e Suggestion to extend the comment deadline

¢ All dwellings would have space for extensions, potentially increasing site population.

¢ Insufficient parking for future expansion.

e Development would be exclusive, creating a "them and us" divide with the existing

community.

The proposal is not considered "infill" development.

e Broadband Infrastructure Disruption — the development may require relocation of a BT
pole, potentially disrupting broadband services.

o Homeowners have paid for dropped kerbs outside their properties, raising concerns about
reimbursement and loss of parking.

¢ Highway works would be over gas pipeline.

1 representation received neither in support or objecting to the application. The comments
can be summarised as follows; -

e 48-hour reduced water pressure in June 2023, similar issues in July/August 2022.

e OQutages included periods with no water at all during both events.

o Welsh Water attributed it to excessive demand but did not specify the source (domestic,
agricultural, or industrial).

o Resilience concerns highlighted by freezing in December 2022, though Much Birch was
less affected.

e Hot, dry conditions like those in 2022 and 2023 are expected to become more common.

¢ Doubts over Welsh Water’s assessment of capacity sufficiency.

e Welsh Water benefits financially from new connections, raising concerns about their
objectivity.

¢ Questioning whether the planning authority will rely solely on Welsh Water's assessment.

8 representations received in support of the application. The comments can be
summarised as follows; -

Would provide a long-overdue footpath along Tump Lane, improving pedestrian safety.
Includes safety upgrades to Tump Lane, addressing concerns about speeding traffic and
farm machinery.

Incorporates green spaces, tree plantations, and hedges to support wildlife.

Offers a mix of small, affordable, and wheelchair-accessible homes.

Meets the demand for 2-3 bedroom homes and elderly-friendly housing.

Provides much-needed affordable housing, unlike other recent developments.

Section 106 affordable homes ensure local residents benefit.

Designed to meet high sustainability standards with energy-efficient materials.
Encourages eco-friendly, community-oriented living with shared resources.

Includes a playground to enhance social cohesion.

Supports intentional community living, offering an alternative lifestyle choice.
Developers have engaged with the community and adapted plans based on feedback.
Early concerns about exclusivity are misconceptions; the estate fosters integration.

Further information on the subject of this report is available from Mr Ollie Jones on 01432 260504
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e Contrary to claims, Much Birch Primary School is not oversubscribed.
The proposal aligns with the Much Birch Neighbourhood Development Plan.

e Consider incorporating home/workspaces, allotments, well-being services, and craft
spaces.

¢ Notes the success of similar low-impact housing developments elsewhere.

The full comments are accessible via the Herefordshire Council website and link above.

CliIr Bartlett (Birch Ward — proxy) — requested re-direction to Planning & Regulatory Committee
on the basis of the level of public interest.

OFFICER APPRAISAL

Principle of development

Section 38 (6) of the Planning and Compulsory Purchase Act 2004 states that if regard is to
be had to the development plan for the purpose of any determination to be made under the
Planning Acts the determination must be made in accordance with the plan unless material
considerations indicate otherwise.

In this instance the adopted development plan is the Herefordshire Local Plan — Core Strategy
and the Much Birch Neighbourhood Development Plan. The National Planning Policy
Framework 2024 (NPPF) is also a material consideration.

The Council currently lacks a five-year housing land supply, with the latest figure (January
2025) at 3.06 years. According to Paragraph 11(d)(ii) of the NPPF, where housing supply
policies are out-of-date, planning permission should be granted unless the adverse impacts
significantly and demonstrably outweigh the benefits when assessed against the NPPF as a
whole.

In applying the tilted balance, particular regard should be given to:

directing development to sustainable locations;

making efficient use of land,;

delivering well-designed places; and

providing much-needed housing, including affordable provision.

The site is adjacent to an established residential area between Much Birch and Wormelow
(named settlements for growth within Policy RA2 of the Core Strategy), with a range of services
and facilities accessible within 1-mile. Public transport connections, including regular bus
services to Hereford, Monmouth, and Ross-on-Wye, further support its sustainability merits.

The proposal represents a modest expansion to the existing cluster of residential development
at Wormelow and should not lead to a coalescence of the proximal settlements identified for
growth.

The proposal also includes the provision of a common building which would serve exclusively
as a facility for residents, rather than operating as a community hall or commercial enterprise.
As such, it would not directly compete with Much Birch Community Hall and would generally
comply with the objectives of Policy MB16 of the Much Birch NDP. The building would provide
an appropriately sized dining area and kitchen for the use of residents, reinforcing its role as
an ancillary amenity within the development in the spirit of the co-housing model.

Taking the above into account, the proposal is considered acceptable in principle, delivering
20 new homes, including affordable housing, as well as community infrastructure in a
sustainable location. The following sections assess whether any adverse impacts would
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significantly and demonstrably outweigh the benefits, particularly in the context of the Council's
housing land supply shortfall.

Design

Policy SD1 states that development proposals should maintain local distinctiveness through
appropriate detailing and materials, respecting the scale, height, proportions, and massing of
surrounding development. The proposal must also be appropriately sited to integrate
harmoniously with its surroundings and respond positively to the local landscape and built
environment.

At a local level, Policy MB10 of the NDP sets guidelines for the design approach to new
development, ensuring good standards and variety of architecture and design, particularly
where there is a need to respect local distinctiveness and the traditional qualities and
characteristics of the area. It also references utilising a range of materials and architectural
styles and building height.

Paragraph 135 of the NPPF states that planning decisions should ensure that development
functions well and adds to the overall quality of the area, establishing and maintaining a strong
sense of place.

The proposed dwellings would be arranged in a three-tier terrace, flanking the private shared
drives in an organic layout influenced by the neighbouring development at Tump Lane. The
layout would maintain the pattern of stepped development, taking account of the rising
landform.

The dwellings would have a simple form, with lime render on the elevations at entrance level.
Untreated timber would be used on parts of the elevations, including the barge boards, fascia
boards, and shading elements. The roofs would be covered with red clay tiles, and the
buildings would feature grey coated steel rainwater goods. The windows and doors would be
high-performance timber, triple-glazed units. Additionally, flues for wood-burning stoves would
be incorporated into the design of the dwellings. The common building would be single-storey,
with timbered elevations to match the dwellings, and would maintain a simple, complementary
design.

Although the existing development at Tump Lane is uniform in appearance, comprising post-
war red-brick faced dwellings, there is variation within the wider area. Therefore, while the
simple form of the proposed dwellings and the overall layout of the site would reference its
neighbour, the material palette, while different, is judged to be sympathetic to the wider rural
distinctiveness of the area. The details could be secured by condition in the event that planning
permission is granted. The size and scale of the dwellings, including plot sizes and ridge-lines,
would be similar to the existing and certainly would not be considered disproportionate.

As such, the design of the development is overall considered to be acceptable when having
regard to the principal determining policies of the development plan in this regard, as well as
the princples within the NPPF.

Affordable housing / tenure mix

Policy H1 of the Core Strategy requires that proposals for open-market housing developments
comprising more than 10 dwellings contribute towards affordable housing provision. The
application site is located within the ‘Hereford Southern Hinterland’ housing value area, where
the policy target is for 35% on-site affordable housing.

Policy MB9 of the Much Birch NDP further stipulates that new development should make a
meaningful contribution to the identified housing needs of the community, including the
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provision of 2- and 3-bedroom dwellings, affordable housing, and housing designed for those
with mobility issues or older residents.

The NPPF defines affordable housing as that ‘for sale or rent, for those whose needs are not
met by the market (including housing that provides a subsidised route to home ownership
and/or is for essential local workers) — and where it meets a number of specific tenure
definitions.

The application has been supported by an Affordable Housing Statement which confirms that
7no. units would be delivered as affordable, meeting the 35% target. This would include a mix
of 1- and 2-bedroom flats, and 2- and 3-bedroom dwellings.

The affordable units would be distributed (‘pepper-potted’) across the site and designed to be
tenure blind, ensuring no significant visual distinction between affordable and open-market
dwellings. This approach would promote social cohesion and integration within the
development.

Following discussions with the HC Strategic Housing Team, it has been agreed that the
proposed development would provide 2no. discount market units at 30% and 5no. low-cost
market units. As set out within the submitted statement, one of the 2-bedroom flats would be
accessible M4(3).

The above would be secured through a Section 106 legal agreement and would ensure that
the development is in accordance with Policy H1 of the Core Strategy, Policy MB9 of the Much
Birch NDP, and the NPPF's objectives for delivering sustainable, inclusive communities.

The open-market mix would be formed through 1no. 1-bedroom flat and 1no. 2-bedroom flat
and a mix of 2, 3 & 4-bedroom dwellings. When having regard to the Housing Market Area
Needs Assessment (HMANA), this is considered broadly acceptable.

Visual and landscape impact

Policy LD1 of the Core Strategy and Policy MB2 of the Much Birch NDP require development
proposals to conserve, restore, and enhance the landscape character and natural environment
by protecting important landscape features, preserving the settings of settlements, and
retaining significant trees, hedgerows, and habitats.

Occupying a prominent position to the west of the existing residential development off Tump
Lane, the site is primarily laid to pasture and was historically part of a single larger field that
was fragmented with the development of the neighbouring Tump Lane estate. It is not actively
maintained and therefore seems somewhat unkempt given its ‘leftover’ appearance. That said,
it is delineated to the north, south, and west by mature, native species hedgerow and tree
boundaries. Larger and actively used parcels of agricultural land lies to the north.

The site is not subject to any national landscape designation; a public right of way runs along
Tump Lane and then to the south of — but not through the site, linking with the A466. The site is
located between the A466 and A49(T) and is inter-visible with development associated with these
settlements. There are views southwest to Orcop Hill and in a westerly direction across the gentle
topography of southwest Herefordshire towards the Black Hill and Hatterall Ridge, which demark
the eastern extent of the Black Mountains range and are a significant feature of the wider local
landscape in demarking the border with Wales (Powys & Monmouthshire).

The application is supported by a Landscape and Visual Impact Assessment (LVIA). The primary
impacts would be the loss of agricultural land and the direct associated changes to the visual
character of the site as a result of the development. The LVIA identifies 12 key viewpoints within
a ‘Zone of Visual Influence’. It concludes that there would be an adverse impact on 4 of the
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viewpoints. Two of these viewpoints would be from the existing residential development
immediately opposite the site to the east — where it would be considered ‘major’, the other two
would be from the A49(T) to the north and Tump Lane to the south — close to its junction with the
A466 at Wormelow. The impacts here are judged as being ‘slight’; this is due to the benefit of
existing vegetative screening which would filter views and the overall visual impact of the
development. For the remaining viewpoints, the impacts are identified as being ‘negligible’ — this
can be attributed to the boundary vegetation and topography that either hide or partially screen
the site, making it barely perceptible. Outside of the ‘Zone of Visual Influence’, the development
may be visible from more distant public vantage points (i.e. from Orcop Hill or even the Black Hill
and Hatterall Ridge during clear conditions), but it would be difficult to locate and in any case
would have a very negligible impact, given the distances involved. In fact, the LVIA concludes
that the development would not be significant within these longer distance views, as the viewer's
focus would invariably be on more dramatic and larger elements within the local landscape.
Overall, the visual and landscape impact is such which is expected for a development of this scale
and nature and in the round, is considered manageable when having regard to mitigatory
measures.

The proposal indicates that the existing boundary vegetation would be retained; this is welcomed
as it would provide significant screening and filtered views of the development. Furthermore, the
overall layout has been influenced by the conclusions of the LVIA. For example, an appropriate
landscape buffer would be provided to the eastern boundary of the site — although this is also
required as an easement for the watermain that crosses the site. This would reduce the visual
impact on the nearest existing residential properties which are identified as being a receptor in
which the development would have the greatest impact — although it is widely accepted that there
is no right to a private view, so any loss in this regard is not strictly a material planning
consideration.

Although comprehensive details of proposed landscaping have not been provided as part of the
application, there are clearly significant opportunities for this given the proposed layout and it is
expected that the additional information could be reasonably secured by way of conditions. As
well as details on planting specifications, this would include details on boundary treatments and
means of enclosure, retaining features and surfacing detalils. It is acknowledged that the details
of the surface water drainage strategy would also seek to ensure a positive finish to the site. The
HC Tree Officer suggests that a BS5847:2012 tree report would not be necessary. However, the
northern western and southern hedgerow boundaries are mature and composed of native species
(hawthorn, blackthorn, field maple etc) and provide for effective landscape mitigation as explained
within the LVIA. It is therefore important that these are retained, and Condition 7 would secure
this and provide for their safeguarding during the construction phase. Conditions would also
secure implementation as well as longer-term management, ensuring that the visual quality of the
development would not deteriorate over time.

The proposal is therefore considered to accord with the expectations of Policy LD1 and LD3 of
the Core Strategy, as well as Policy MB2 of the Much Birch NDP.

Access and highway safety

The NPPF seeks to promote sustainable transport. At Paragraph 115 it states that decisions
should take account of whether safe and suitable access can be achieved for all users.

Policy MT1 of the Core Strategy seeks to ensure that development promotes and where
possible incorporates integrated transport connections and supporting infrastructure, including
access to services by means other than private motorised transport and encourage active
travel to reduce short distance journeys.

The Much Birch NDP at Policy MB1 requires new development to have safe access with its
adverse effects on the highway network minimised and pedestrian safety and that of other road
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users ensured. It states that improvements will be sought, especially those that encourage
active travel.

The objections generated through the publicity of the application highlight potential negative
impacts, such as the narrowing of Tump Lane as a result of the proposed highway works,
which may hinder school drop-offs and exacerbate existing traffic issues noting the nature of
traffic flows along Tump Lane. Concerns also include that relating to insufficient parking for the
proposed communal building and potential accessibility challenges due to the loss of some of
the existing garages located off the private drive, through which access to the site would be
taken.

As well as local concern, it is noted that the existing conditions of Tump highlighted issues
such as limited carriageway width, visibility constraints, and the use of the road by school
traffic, agricultural vehicles, and local traffic as a ‘rat-run’ linking the A466 Hereford —
Monmouth with the A49(T) Hereford — Ross-on-Wye. The LHA recognises that Tump Lane
serves as an important local access route linking rural communities and key facilities, making
it essential to carefully consider the potential increase in vehicle and pedestrian movements
that the development could generate.

Initially, the LHA expressed concerns over the absence of an up-to-date Transport
Assessment. Instead, the submission relied on supporting information from a previously
approved but now lapsed planning permission. As a result, this application lacked current
movement datato accurately assess the impact of the proposed development. The most recent
traffic data for Tump Lane dated back to 2016, preceding significant changes such as the
introduction of a 30-mph speed-limit and a 7.5T weight restriction.

The applicant subsequently undertook an Automatic Traffic Count (ATC) survey. Between 22
March and 28 March 2024, a total of 5,348 vehicles were recorded, with 2,686 vehicles
travelling eastbound and 2,662 vehicles travelling westbound. The majority of the traffic
consisted of cars or light goods vehicles (LGVs), accounting for approximately 83% of the total
traffic. Light goods vehicles made up 15%, while heavy goods vehicles (HGVs) and buses
accounted for a small percentage, with HGVs at 0.8% and buses at 0.02%. This data indicates
that the road is primarily used by cars and LGVs, with a minimal presence of larger vehicles.

Nevertheless, it is understood that there are local concerns about the potential impact of the
development on the local highway network, but the LHA does not consider that the
development could not be accommodated in highways terms. Although now of significant age,
some weight should still be given to the Inspector’'s conclusions in their appeal decision
(APP/W1850/W/17/3180227 refers) in allowing the previous application for 20-dwellings at the
site, where they concluded that the quantum of development should not significantly alter the
day-to-day variations in existing known vehicle movements. It can therefore be concluded that
the suggestions regarding the development leading to an increase in road traffic collisions
(RTCs) on the A466 and A49(T) are unsubstantiated.

Notwithstanding the above, the proposal looks to provide an extensive package of
improvements along Tump Lane which would comprise of dedicated footway provision and
sections of reduced-width carriageway and passing places, with signage for priority sections
to control traffic flow. The footways would not be continuous from the site to the A49(T) and
A466 due to practical constraints — especially to the southern extent of Tump Lane, but it would
provide an appreciable benefit from the existing situation, most notably through providing
pedestrians with safe refuge from vehicles, assisted through the reduced width reducing
vehicle speeds.

The reduced width of the existing carriageway would both serve to reduce the speed of traffic,
but also provide the requisite space for footway provision. It is noted that some concerns have
been raised with respect to the works proposed to the northern end of Tump Lane required to
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narrow the carriageway and provide a 1.50-metre footway, given the consequential impact on
negating the current excess carriageway width being used for school drop-off and pick-up,
given the close proximity to Much Birch Primary School — and the controlled crossing provision
across the A49(T). While it is accepted that this is a convenient location for school drop-off and
pick-up, it is not a formal arrangement within the highway. Although the proposed highway
works do not address this issue — the LHA note that as part of the Section 278 agreement,
provisions could be made to introduce appropriately placed highway bollards to prevent
parking in this location.

These works have been subject to a satisfactory Stage 1 Road Safety Audit. It is considered
that the package of works are both acceptable and deliverable and could be secured through
a separate Section 278 agreement / ‘the technical approval process’, should planning
permission be granted. A condition is recommended to secure the implementation and delivery
of the works, to ensure that these are in place before the development becomes operational /
occupied.

In terms of the internal layout, the development would rely on a principal street which would
extend the existing private road off Tump Lane. It would climb the site in a northerly direction,
be flanked with a footway predominantly to its eastern side, with a compliant turning head at
its terminus, providing private shared paved roads to access the dwellings. The existing private
road taken from Tump Lane would be altered to provide a shared space street; it is hoped that
this should positively alter the environment here so that it is safer for pedestrians noting the
presence of parked cars.

Although the site is not anticipated to be adopted by the LHA, it has been reviewed to ensure
that it complies with the broad principles of the guidance prescribed by Manual for Streets
(MfS). This means that the internal road layout would provide the required turning head
provision, visibility splays, and overall geometry insofar that it could be adopted through the
Section 38 of the Highways Act approval process. Linked to this, the application has been
supported by a swept-path analysis which demonstrates that an RCV could safely traverse the
site.

In terms of parking, provision would be provided throughout the site through roadside parking
off shared private drives at a ratio of 1 space per bedroom. This is below the design criteria
within the Herefordshire Council Highways Design Guide (2006). That said, this is only a
design guide and in any case, each application should be considered on its own merits. In this
case, the proposal would also provide 18no. spaces of visitor parking, including disabled
spaces, adjacent to the common building to the south of the site. The parking would generally
be formed of grass block or a similar surface but a condition could secure the final details.

Additionally, concerns have been raised by the local community with respect to the loss of the
existing parking spaces / garaging provision at the south of the site. The objections consider
this to be compounded by the fact that the individual dwellings would not benefit from generous
parking, or that there may be insufficient capacity for visitors, for example — when community
events/ parties are held at the common building. While these concerns are acknowledged and
it is understood that the loss of the garaging provision may be regrettable, as above outlined,
the proposal would provide for a replacement consolidated parking in this location, at a total of
16 spaces. The LHA has considered the overall level of parking to be provided for the site, and
this has taken account of any existing issues with respect to parking and the highway network
in this location. The level to be provided is considered acceptable. It is not anticipated that the
common building would be open or accessible to the wider community but rather, would be
used by the existing residents and their family and friends. While the site occupies a semi-rural
location, genuine choice of travel would be afforded to both existing residents along Tump
Lane and occupiers of the proposed development. This is not just due to the site’s proximal
location to services and facilities within Much Birch and Wormelow, but a consequence of the
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improved highway environment which would provide safe footway provision to the bus stops
at Much Birch and Wormelow.

Considering the existing characteristics of the site and locale, along with the level of parking
provided, the proposal is not expected to give rise to any severe impact on the local highway
network due to the parking provision.

Regarding waste collection, the site layout would ensure acceptable ‘bin-drag’ distances, as
confirmed by the HC Waste Management Team. Waste from the common building would be
considered commercial waste and would need to be stored and collected separately from
household waste. Suitable internal and external storage would need to be provided, with
collection arranged through an authorised waste provider, as Council household waste
services would not manage this. An informative note could advise the applicant of this
requirement. Commercial waste bins must be accessible to a refuse collection vehicle (RCV),
with a maximum collection distance of 10 meters for four-wheeled bins. If the applicant /
operator of the site were to use Herefordshire Council’s trade waste service, a risk assessment
would be required, and access must accommodate a 26-tonne vehicle. However, the user may
choose an alternative authorised waste provider, which is not a matter for the LPA to control
or consider in the granting of any planning permission.

It is noted that there have been requests regarding the adequacy of bin collection points in
terms of capacity. With Herefordshire Council’'s planned introduction of both a fortnightly
garden waste collection service and a weekly food waste collection service, there may be a
requirement for two bins to be presented simultaneously. While it is advisable that bin collection
points are of sufficient size to accommodate this, there is no specific policy requirement
mandating expanded bin storage space. Nevertheless, details of waste storage and collection
arrangements can be secured through an appropriately worded planning condition to ensure
practical and effective waste management throughout the site.

Taking all of the above into account, the NPPF states that development should only be
prevented or refused on highways grounds if there would be an unacceptable impact on
highway safety, or the residual cumulative impact on the road network would be severe. In this
case, it is judged that the proposed development, supported by a package of highway
improvements, would enhance pedestrian safety and contribute to a safer highway
environment along Tump Lane. While concerns have been raised regarding the loss of existing
garages and potential parking pressures, the scheme in the round would provide an
appropriate level of parking for residents and visitors, which the LHA considers acceptable.
The proposed footways and traffic-calming measures would improve pedestrian access and
reduce vehicle speeds, thereby mitigating potential impacts on the local highway network. The
internal road layout has been designed in accordance with relevant guidance, ensuring safe
access and maneuverability for all users, including service and emergency vehicles. As such,
it can be comfortably concluded that the safe and efficient operation of the highway network
would not be adversely affected, and the development is not expected to cause an
unacceptable impact on highway safety or lead to severe cumulative impacts on the local
highway network. Therefore, the proposal complies with Core Strategy Policy MT1, the policy
expectations within the Much Birch NDP, and the principles of the NPPF.

Provision of play and public open-space

Policy OS1 of the Core Strategy states that appropriate open space provision is expected for
residential development. Policy OS2 requires that such provision of open space, sports, and
recreation should meet applicable standards in terms of quantity, quality, and accessibility. It
expects on-site provision unless an off-site or partial off-site contribution would result in an
equally beneficial enhancement to existing open space.
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The NPPF emphasises that high-quality open spaces and opportunities for sport and physical
activity are important to the health and well-being of communities.

The application site includes an existing designated play space serving the Tump Lane
development, totalling approximately 85.2m2. This is located immediately north of the row of
garages adjacent to the principal vehicular access serving the development. The proposal
seeks to extend this to the west, providing a combined 0.0115ha minimum of play provision.
Additionally, the submitted details indicate more than sufficient green open space accessible
throughout the site, including a communal wildflower meadow adjacent to the common
building.

As previously mentioned, while no details of the overall landscaping strategy have been
submitted, further details can be secured by condition. This would include details of the play
provision to be provided, as well as ongoing management and maintenance.

Overall, the development presents an opportunity for adequate and well-integrated open space
and play provision. The nature and positioning of such would provide appreciable community
well-being impacts for both existing and future occupiers.

Impact on residential amenity

In addition to the expectations of Policy SD1 of the Core Strategy, Policy MB1 of the Much
Birch NDP emphasises the importance of protecting and enhancing the quality of life for
residents by ensuring high standards of residential amenity and minimizing adverse effects
from new development. Additionally, Policy MB10 requires new housing development to
protect the amenity and privacy of adjacent existing residential properties and ensure that new
residential development avoids locations where residents may suffer significant adverse
effects from adjacent uses. These policies collectively aim to safeguard residential amenity by
addressing potential impacts such as pollution, traffic, and visual effects while promoting high-
guality design and maintaining the character of the area.

The NPPF states that planning policies and decisions should ensure that development ‘creates
places that are safe, inclusive, and accessible and which promote health and well-being, with
a high standard of amenity for existing and future users.

The dwellings would sit adjacent to the existing properties at Tump Lane, and the distances
between them would be generous, aided by the provision of the buffer to the eastern boundary
of the site. The arrangement is therefore not unacceptable, especially in the context of
Herefordshire Council not benefiting from any adopted standards. The application is
accompanied by a topography survey, and the proposed plans indicate the finished floor levels
of the dwellings. The difference in levels is not considered to be such that it would introduce a
harmful residential relationship between the site and the existing properties. Similarly, the
layout of the development means that no adverse relationships within the site are expected.

Each dwelling would benefit from its own private amenity space, and while perhaps smaller
than usual dwellings relative to the number of bedrooms provided, the proposal would comply
with the Nationally Described Space Standards, although Herefordshire Council has not
adopted these. Importantly, habitable rooms would be served by natural daylight.

It is nevertheless anticipated that there would be unavoidable impacts during the construction
phase, although these could be tempered through a comprehensive Construction
Management Plan, which could be secured by a condition.

With the above in mind, the proposal is considered to accord with the expectations of Policy
SD1, the relevant policies of the Much Birch NDP, and the principles outlined within the NPPF.
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Ecology / biodviersity

Policy LD2 of the Core Strategy seeks to ensure that development proposals conserve,
restore, and enhance biodiversity assets of Herefordshire. Important sites, habitats, and
species shall be retained and protected in accordance with their status.

Policy MB2 of the Much Birch NDP states that development should enhance biodiversity and
include measures to strengthen the ecological network. This can be achieved by creating
wildlife corridors and ‘stepping-stones’ within the parish, as well as establishing links to
important surrounding habitats.

Relevant guidance and principles are also set out within the NPPF at Chapter 15.

The ecology report by James Johnston Ecology (September 2023) confirms no protected
species would be directly impacted by the development (including the demolition of the
gargaes), and the site is unsuitable for significant populations of ground-nesting birds.
However, hedgerows would be retained as discussed above, and the applicant would be
reminded of the obligations of compliance with the Wildlife & Countryside Act during the
construction phase. To mitigate potential impacts, a Construction Environmental Management
Plan (CEMP) is also recommended as a pre-commencement condition to ensure appropriate
ecological protections and risk avoidance measures are in place during the intial stages of the
development. Other conditions relating to the protection of dark skies and the provision of
biodiversity enhancements are recommended, although the mandatory Biodiversity Net Gain
(BNG) condition, as introduced under the Environment Act 2021 and effective from 12
February 2024 does not apply as the application was made prior to this date.

Impact on the River Wye Special Area of Conservation

The proposed development would be sited within the River Monnow sub-catchment of the
River Wye, which forms part of the River Wye Special Area of Conservation (SAC). The
proposed development has been screened under the Habitat Regulations Assessment (HRA)
process, considering potential impacts on the River Wye SAC. The assessment confirms that
foul water would be managed via a connection to the mains sewer network, with sufficient
capacity confirmed by Welsh Water. Surface water would be managed through a Sustainable
Drainage System (SuDS), preventing any discharge into the mains sewer and prevneting
potential pollutant pathways. As a result, the HC Ecology Team confirms the development
would not result in any Likely Significant Effects (LSE) on the SAC, and a Stage 2 Appropriate
Assessment is therefore not required. The foul and surface water management schemes would
be secured through planning conditions.

Drainage and flood risk

Policy SD3 of the Core Strategy expects new development to incorporate sustainable water
management measures to reduce flood risk and manage surface water through appropriate
sustainable drainage systems (SuDS).

The application site is located within Flood Zone 1 and therefore it is at the lowest risk of
flooding. There are no known surface water risks associated with the site.

The application is supported by a Surface Water and Flood Risk Assessment (FRA) due to the
site being greater than 1 ha in site area.

The Lead Local Flood Authority (LLFA) has acknowledged in its latest comments that a revised
surface water drainage strategy or layout has not been submitted as part of this application.
However, as the LLFA agrees with the results of the soakaway testing, which confirm that
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infiltration is a viable method for surface water drainage on-site, this matter can be
appropriately secured through planning conditions.

Paragraph 56 of the National Planning Policy Framework (NPPF) states that planning
conditions should be used where they can make an otherwise unacceptable development
acceptable, and planning permission should not be refused if issues can be resolved through
conditions. Furthermore, National Planning Practice Guidance (NPPG) reiterates that
conditions should be applied where necessary, which in this case would ensure proper
drainage without delaying the development.

Given the absence of any known local flooding issues and the lack of evidence suggesting that
a suitable drainage strategy cannot be accommodated within the development’s layout, it is
reasonable and justified to secure this matter by condition rather than refuse permission on
these grounds.

In terms of foul water, the development would be managed by a connection to the mains
sewerage system, with discharge to the Much Dewchurch Waste Water Treatment Works. Dwr
Cymru / Welsh Water have confirmed no objection to the proposal on the basis of there being
sufficient capacity to accommodate the development.

The proposed development is situated in proximity to a 150mm public combined sewer, which
is protected by a statutory easement restricting operational development within 3 meters of its
centerline. The site layout indicates that this constraint has been accommodated, with a buffer
strip retained along the eastern boundary, thereby negating the need for diversion. Should any
future changes to the scheme necessitate works within the easement, the applicant is advised
that any potential diversion would fall under Section 185 of the Water Industry Act 1991, which
is governed by separate legislation and managed by the relevant statutory undertaker. An
informative can be added to any permission granted to remind the applicant of these
requirements.

Infrastructure provision secured through Section 106 agreement

It is acknowledged that some concern has been raised with respect to local infrastrcuture
constraints, and the inability for this to accommodate further housing growth (especially GP
provision and local schools). Core Strategy Policy ID1 states that provision for new and/or the
enhancement of existing infrastructure, services and facilities to support development and
sustainable communities, would be achieved through a co-ordinated approach. Where
compliant with Regulation 122(2) of the Community Infrastructure Levy Regulations 2010, as
set out in the NPPF, contributions can be sought to mitigate the impacts of development on
infrastructure through a planning obligation (Section 106 agreement). To meet the tests
obligations satisfy all of the following:

a) necessary to make the development acceptable in planning terms;
b) directly related to the development; and
c) fairly and reasonably related in scale and kind to the development.

To mitigate impacts on infrastructure, contributions are considered to meet these tests to
bridge an initial funding gap resulting from the unplanned for increased population resulting
from the development.

These contributions are set out within the draft Section 106 agreement. A summary is set out
below.
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Infrastructure

Quantum of contribution

Transport The developer will provide through a section 278 highway agreement new

Infrastructure stretches of footpath with passing places (north and west bound along
Tump Lane) which is estimated to cost between £397,000.00 and
£700,000.00.

Affordable The developer covenants with Herefordshire Council to provide 7 units

Housing (35%) of on-site affordable housing

The developer covenants with Herefordshire Council that the Affordable
Housing Units shall be for the following affordable housing tenures;

e Discounted market

e Low cost market

The developer covenants with Herefordshire Council to deliver a unit of
affordable housing as a wheelchair accessible unit to M4(3) regulation
standard.

The Affordable Housing Units must be allocated in accordance with the
Herefordshire Allocation Policy for occupation as a sole residence to a
person or persons in affordable housing need one of who has:-
¢ alocal connection with the parish of Much Birch;
¢ in the event there being no person with a local connection to
Much Birch any other person ordinarily resident within the
administrative area of Herefordshire Council who is eligible
under the allocation policies.

Primary Care
contribution

The developer covenants to provide a financial contribution of £14,400.00
(index linked) to provide infrastructure for the provision of primary and
community healthcare services at South and West Herefordshire Primary

Care Network and Hereford Medical Group Primary Care Network.

Education
contribution

The developer covenants to provide a financial contribution of
£104,422.00 (index linked) of;

Contribution | Pre- Primary | Secondary | Post | Youth SEN | Total
by size and school 16
dwelling type
2+ bedroom | £232 £1,958 | £1,597 £135 | £704 £310 | £4,936
open market
apartments
2/3 bed £484 £3,431 | £3,005 £135 | £948 £558 | £8,561
open market
house or

bungalow

4+ bed open | £716 £5,620 | £6,173 £135 | £1,868 | £987 | £15,499
market

house or
bungalow

Further information on the subject of this report is available from Mr Ollie Jones on 01432 260504
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to provide the education facilities at South Hereford Early Years, Much
Birch Primary School, Kingstone High School, South Hereford Post 16
provision, South Hereford Youth and Special Educational Needs and

Alternative Provision.

Recycling and | The developer covenants to provide a financial contribution of £1,600.00
waste

contribution (index linked) to provide 1 x black bin and 1 x green bin for each dwelling.

Library The developer covenants to provide a financial contribution of £2,072.00

contribution (index linked) to provide improved library infrastructure at Hereford library.

On site Public The developer covenants with Herefordshire Council to provide a
Open Space minimum of 0.138ha (1380sgm) of accessible on-site green space and
and Play 0.0115ha (115sqm) of children’s play.

NOTE: The children’s play equipment should be to the value of
£11,625.00.

The maintenance of any on-site Public Open Space (POS) will be by a
management company which is demonstrably adequately self-funded or
will be funded through an acceptable on-going arrangement; or through
local arrangements such as the parish council and/or a Trust set up for
the new community for example. There is a need to ensure good quality
maintenance programmes are agreed and implemented and that the
areas remain available for public use.

Sports The developer covenants to provide a financial contribution of £14,066.00
(index linked) towards sport infrastructure at Wormelow Cricket Club.

Other matters and responses to public comments

Some concerns have been raised through the representation regarding water pressure and
the potential impact the development could have. It is important to clarify that the responsibility
for assessing the adequacy of water supply and pressure lies with Welsh Water, as the
statutory provider. While the Local Planning Authority do not dismiss the alleged incidents
during periods of hot and dry weather in recent years, Welsh Water, in commenting on the
application, have raised no objections to the proposed development on the basis of insufficient
capacity within the existing infrastructure to serve the development. Furthermore, a letter from
Welsh Water to the applicant dated August 2023 states the following with respect to potable
water;

“Capacity is currently available in the water supply system to accommodate the development.
Initial indications are that a connection can be made from the '180mm MDPE' diameter
watermain in '348901,242311' location. We reserve the right however to reassess our position
as part of the formal application for the provision of new water mains under Section 41 and
Section 51 of the Water Industry Act (1991) to ensure there is sufficient capacity available to
serve the development without causing detriment to existing customers’ supply as demands
upon our water systems change continually.”
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It would not be reasonable to require further evidence or assessment from the applicant in light
of this. Any necessary infrastructure upgrades or further investigation idnetified in thhe future
would be managed by Welsh Water in accordance with their procedures under the Water
Industry Act 1991.

The relocation of broadband infrastructure falls within the remit of the developer and the
statutory undertaker responsible for telecommunications services. While some temporary
disruption may arise, such matters are ordinarily addressed through established coordination
processes between the developer and the utility provider to ensure continuity of service and
mitigate any adverse impact on local residents.

Matters relating to previously approved dropped kerbs and associated parking arrangements
at Tump Lane are independent of the current development proposal. Any claims for
compensation or reimbursement arising from prior agreements between homeowners and the
local highway authority would need to be pursued directly with the authority, as these fall
outwith the scope of the planning process.

The proposed development has been assessed in relation to the National Grid Gas pipeline
which runs across Tump Lane close to its junction with the A466, and consultation has taken
place with both National Gas Transmission and the Health and Safety Executive (HSE).
National Gas Transmission has confirmed that the development would be outside the High-
Risk Zone of their apparatus and that the works can proceed, subject to compliance with their
safety requirements. The HSE has also confirmed that they do not advise against the
development on safety grounds. While the presence of the gas pipeline is noted, appropriate
precautions would need to be taken by the applicant to ensure compliance with relevant
regulations, including adherence to National Gas Transmission’s guidance on working near
underground pipelines. No excavation should take place without prior approval from the
pipeline operator, and all necessary safety measures would need to be implemented to protect
the integrity of the pipeline. This is a matter for the applicant’s consideratin in undertaking the
highway works to Tump Lane following any grant of technical approval under Sectionn 278 of
the Highways Act.

The plans and associated documents submitted with the application have been reviewed and
deemed to satisfy the requirements of the national validation checklist, ensuring the application
is valid. The application has undergone formal statutory consultation — adverstised by way of
site notice, with the public file made available on the Herefordshire Council website, allowing
for the statutory minimum 21-day public consultation period.

CONCLUSION

The proposed development is considered acceptable in principle as the site is identified as a
commitment site within the Much Birch NDP and is well-situated adjacent to established
residential areas with accessible services and public transport. Nevertheless, the Council's
inability to demonstrate a five-year housing land supply necessitates the engagement of the
‘tilted balance’, favoring sustainable development. The proposal's design and layout would
respect local distinctiveness and should integrate acceptably with its surroundings, while the
provision of affordable housing and community infrastructure should address local concerns in
this reagrd. The development's visual and landscape impacts are judged as being
manageable, and the proposed highway improvements would enhance pedestrian safety and
access while managing existing highway concerns. Overall, the proposal would contribute
positively to the housing supply deficit as well as community infrastructure in a sustainable
manner, with no identified adverse impacts that would outweigh the benefits. With this in mind,
the application is recommended for approval.
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RECOMMENDATION;

That subject to the completion of a Section 106 Town & Country Planning Act 1990 obligation
agreement, officers named in the Scheme of Delegation to Officers are authorised to grant
planning permission, subject to the conditions below and any other further conditions
considered necessary

STANDARD 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. The development shall be carried out strictly in accordance with the approved plans
listed below, except where otherwise stipulated by conditions attached to this
permission.

00-4001 P1 Site Location Plan

1163-101 B Site Layout Sheet 1 of 2

1163-102 B Site Layout Sheet 2 of 2

1163-110 A Section 278 Works Overall Layout

00-4102 P2 Proposed Site Entrance Plan

00-4004 P2 Proposed Wider Site Plan

00-4005 P2 Proposed Site Plan House Plots

00-4006 P3 Proposed Site Landscape & Roof Plan

00-4007 P2 Proposed Site Plan House Details

00-4014 P1 Communal House Proposed Plan

00-4015 P2 Communal House Proposed Elevations
00-4009 P1 Type A — Proposed 1 Bed Flat

00-4010 P1 Type B — Proposed 2 Bed Flat

00-4011 P1 Type C — Proposed 2 Bed House

00-4012 P1 Type D - Proposed 3 Bed House

00-4013 P1 Type E — Proposed 4 Bed House

00-4008 P1 Proposed Long Elevations

00-4018 P1 Proposed East West Elevations (Type B & C) Sheet 1 of 2
00-4019 P1 Proposed East West Elevations (Type D & E) Sheet 2 of 2
00-4207 P1 Proposed Open Space Plan

00-4204 P1 Proposed Waste Management Plan Sheet 1 of 3
00-4205 P1 Proposed Waste Management Plan Sheet 2 of 3
00-4206 P1 Proposed Waste Management Plan Sheet 3 of 3

Reason: To define the terms of the permission and ensure the development is carried out
in strict accordance with the approved plans, in the interests of proper planning and to
secure a satisfactory form of development in accordance the Herefordshire Local Plan —
Core Strategy, the Much Birch Neighbourhood Development Plan and the relevant
provisions of the National Planning Policy Framework.

CONDITIONS THAT REQUIRE APPROVAL BEFORE THE DEVELOPMENT COMMENCES
3. Prior to any development commencing on site the applicant shall submit a Resource

Audit to identify the approach to materials. The Resource Audit shall include the
following;

Further information on the subject of this report is available from Mr Ollie Jones on 01432 260504
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. The amount and type of construction aggregates required and their likely source;

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

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

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

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

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

development.

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

Reason: The treatment/handling of any site waste is a necessary initial requirement
before any groundworks are undertaken in the interests of pollution prevention and
efficient waste minimisation and management so as to comply with Policy SD1 of the
Herefordshire Local Plan — Core Strategy, the Much Birch Neighbourhood Development
Plan and the National Planning Policy Framework and emerging policy SP1 of the
Herefordshire Minerals and Waste Local Plan.

Prior to the commencement of development, including site preparation or enabling
works, a Construction Environmental Management Plan (CEMP) shall be submitted to
and approved in writing by the local planning authority. The CEMP shall be prepared no
earlier than twelve months prior to the commencement of works and shall include, but
may not be limited to the following:

o Detailed ecological working methods and mitigation measures to safeguard
protected species and habitats.

¢ Measures to minimise environmental impacts arising from construction activities,
including noise, dust, lighting, and pollution prevention.

e Procedures for monitoring and compliance throughout the construction phase.

The development shall be carried out in full accordance with the approved CEMP for the
duration of the construction period, unless otherwise agreed in writing by the local
planning authority.

Reason: To protect biodiversity and minimise environmental impacts, in accordance with
Policies SS1, SS6, LD1, LD2, and LD3 of the Herefordshire Local Plan - Core Strategy, the
Much Birch Neighbourhood Development Plan and the National Planning Policy
Framework (2024).

Prior to the commencement of development, a Construction Management Plan
incorporating a method statement shall be submitted to and approved in writing by the
Local Planning Authority and shall provide for:

- A method for ensuring mud is not deposited onto the public highway

- 24 hour emergency contact number

- Construction traffic access location

- Parking for site operatives

- Measures to control noise and dust impact;

- The use of a consolidation operation or scheme for the delivery of materials and
goods
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- Means by which a reduction in the number of movements and parking on nearby
streets can be achieved (including measures taken to ensure satisfactory access
and movement for existing occupiers of the neighbouring properties during
construction):

- Routes for construction traffic, avoiding weight and size restrictions to reduce
unsuitable traffic on residential roads;

- Locations for loading/unloading, waiting/holding areas and means of
communication for delivery vehicles if space is unavailable within or near the site;

- Locations for storage of plant/waste/construction materials;

- Arrangements to receive abnormal loads or unusually large vehicles;

- Any necessary temporary traffic management measures;

- Methods of communicating the Construction Management Plan to staff, visitors
and neighbouring residents and businesses;

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

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

Prior to the commencement of development, a detailed landscaping and external works
scheme shall be submitted to and approved in writing by the local planning authority.
The scheme shall include the following:

a) A plan showing existing and proposed finished levels or contours.

b) A drawing detailing proposed hard surfacing materials.

c) Details of boundary treatments and means of enclosure.

d) Information on artefacts and structures, including but not limited to street

furniture, play equipment (excluding dedicated play provision where details are

required under Condition 6), and water features.

e) Identification of trees and hedgerows to be removed.

f) Identification of trees and hedgerows to be retained

g) A comprehensive planting scheme, including a written specification detailing
species, size, quantity, density, and planting arrangements.

h) Details of retaining features, including walls, embankments, or other structural
elements, and their design;

i) schedule of landscape maintenance for a period of 10 years

The approved scheme shall be implemented in full in accordance with the approved
details and within the first available planting season following the commencement of
development, unless otherwise agreed in writing by the local planning authority.

Reason: To ensure that the development contributes to the enhancement of the local
environment and provides high-quality and well-maintained landscaping, in accordance
with Policies LD1, LD2, and SS6 of the Herefordshire Local Plan — Core Strategy, the
Much Birch Neighbourhood Development Plan and the National Planning Policy
Framework.
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7.

No development shall commence, including demolition, and no site huts or temporary
buildings, machinery, or materials shall be brought onto the site until a Tree and
Hedgerow Protection Plan has been submitted to and approved in writing by the Local
Planning Authority. This plan must include:

a) Root Protection Areas (RPAs): The identification and delineation of RPAs for all
retained trees, hedgerows, or groups of trees in accordance with BS5837:2012 — Trees in
Relation to Design, Demolition and Construction — Recommendations. The RPAs must
be clearly shown on a site layout plan.

b) Protective Fencing Details: Specifications and locations of temporary protective
fencing to be installed around each retained hedgerow, tree, or group of trees. The
fencing must be at least 1.25 metres in height and fully enclose the RPAs, with its type
and form agreed in writing with the Local Planning Authority.

c) Site Restrictions: Confirmation that no excavation, trenching, soil stripping, or ground
level alterations will take place within the RPAs of any retained hedgerow, tree, or group
of trees without the prior written approval of the Local Planning Authority. Additionally,
no storage of soil, waste, or construction materials shall occur within these areas.

d) Construction Exclusion Zone: Confirmation that no site huts or buildings, vehicles,
plant machinery, fuel, or construction equipment will be placed or operated within the
RPAs of any retained hedgerow, tree, or group of trees.

e) Burning Restrictions: A commitment that no burning of materials will take place within
10 metres of the outermost edge of any retained hedgerow or the crown spread of any
retained tree or group of trees.

f) Pruning and Tree Works: Details of any proposed pruning or tree works, which must
be carried out in accordance with BS3998:2010.

The approved protection measures must be implemented in full before any development
commences and shall be retained for the duration of the construction works.

Reason: To safeguard the amenity, biodiversity, and landscape character of the area by
ensuring the retention and protection of existing hedgerows and trees, in accordance
with Policies SD1 and LD1 of the Herefordshire Local Plan — Core Strategy, the Much
Birch Neighbourhood Development Plan, and the National Planning Policy Framework
2024.

CONDITIONS THAT REQUIRE APPROVAL DURING THE CONSTRUCTION/PRIOR TO THE
OCCUPATION OF THE DEVELOPMENT

8. With the exception of any site clearance and groundwork, no further development shall

commence until full details of the play area have been submitted to and approved in
writing by the local planning authority. The details shall include, but are not limited to,
the following:

Play equipment,
Surfacing,
Landscaping,

Means of enclosure,
Accessibility features,
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The play area shall be constructed in strict accordance with the approved details and
made available for use prior to the first occupation of any dwelling hereby approved. The
play area shall thereafter be retained and maintained in accordance with the approved
scheme, unless otherwise agreed in writing by the local planning authority.

Reason: In order to comply with Policies OS1 and OS2 of the Herefordshire Local Plan
Core Strategy, the Much Birch Neighbourhood Development Plan and the National
Planning Policy Framework.

9. No development shall commence in relation to any specified highways works indicated
on plan reference: 1163-110 A Section 278 Works Overall Layout, until full details of the
works have been submitted to and approved in writing by the local planning authority,
following the completion of the technical approval process by the local highway
authority. The development shall not be occupied until the highway works have been
completed in full accordance with the approved details.

Reason: To ensure the safe and free flow of traffic, enhance pedestrian safety, and
improve connectivity on Tump Lane to Much Birch and Wormelow, in accordance with
Policy MT1 of the Herefordshire Local Plan - Core Strategy, the Much Bird
Neighbourhood Development Plan and the National Planning Policy Framework.

10. Prior to any construction work above damp proof course a specification and annotated
location plan for proposed biodiversity net gain enhancement features including
significant and meaningful provision of ‘fixed’ habitat features including a range of bird
nesting boxes, bat boxes (or similar roosting features), hedgehog homes and hedgehog
highways through all impermeable boundary features, must be supplied to and approved
in writing by the local authority. The approved scheme shall be implemented in full and
hereafter maintained as approved unless otherwise agreed in writing by the local
planning authority.

Reason: To secure biodiversity net gain and ensure the long-term protection and
enhancement of local wildlife habitats, in accordance with Policies SS1, SS6, LD1, LD2,
and LD3 of the Herefordshire Local Plan - Core Strategy, the Much Birch Neighbourhood
Development Plan, and the National Planning Policy Framework (2024).

11. With the exception of site clearance and ground works, no development shall commence
until a surface water drainage scheme has been submitted to and approved in writing by
the local planning authority. The scheme shall include an assessment of the potential for
disposing of surface water by means of a sustainable drainage system. The drainage
scheme shall:

i) Provide information on the design storm period and intensity, the method for delaying
and controlling surface water discharge from the site, and measures to prevent pollution
of receiving groundwater and/or surface waters;

ii) Include a timetable for its implementation;

iii) Provide a management and maintenance plan for the lifetime of the development,
including any arrangements for adoption by any public authority or statutory undertaker,
and any other arrangements to secure the operation of the scheme throughout its
lifetime.

The surface water drainage works shall thereafter be implemented in accordance with the
approved details.

Further information on the subject of this report is available from Mr Ollie Jones on 01432 260504
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Reason: To manage surface water effectively, reduce flood risk, and ensure that
sustainable drainage practices are incorporated into the development, in accordance with
Policy SD3 of the Herefordshire Local Plan - Core Strategy, the Much Birch Neighbourhood
Development Plan and the National Planning Policy Framework.

12. With the exception of any site clearance and groundwork, no further 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 SD1 of the Herefordshire
Local Plan — Core Strategy, the Much Birch Neighbourhood Development Plan and the
National Planning Policy Framework.

13. Prior to the first occupation of the development hereby approved, a Travel Plan
promoting alternative sustainable transport options for occupiers and visitors, has been
submitted to and approved in writing by the local planning authority. The Travel Plan
shall be implemented in accordance with the approved details. A detailed written record
of the measures undertaken to promote sustainable transport shall be kept, and the
Travel Plan shall be reviewed annually. All relevant documentation shall be made
available for inspection by the local planning authority upon reasonable request.

Reason: To promote sustainable transport initiatives and reduce reliance on private car
use, in accordance with Policies SD1 and MT1 of the Herefordshire Local Plan — Core
Strategy, the Much Birch Neighbourhood Development Plan and the National Planning
Policy Framework.

14. Prior to the first occupation the development hereby approved, full details of the scheme
for the provision of covered and secure cycle parking facilities as indicated on plan
reference: 00-4004 P2 Proposed Wider Site Plan, shall be submitted to and agreed in
writing by the local planning authority. The covered and secure cycle parking facilities
shall be carried out in strict accordance with the approved details and available for use
prior to the first use of the development hereby permitted. Thereafter these facilities shall
be maintained;

Reason: To ensure that there is adequate provision for secure cycle accommodation
within the application site, encouraging alternative modes of transport in accordance
with both local and national planning policy and to conform with the requirements of
Policies SD1 and MT1 o Herefordshire Local Plan — Core Strategy, the Much Birch
Neighbourhood Development Plan and the National Planning Policy Framework.

15. No dwelling hereby permitted shall be occupied until the details of the respective car
parking areas as indicated on 4004 P2 Proposed Wider Site Plan, including its
consolidation, surfacing, and drainage, have been submitted to and approved in writing
by the local planning authority. The car parking shall then be laid out in accordance with
the approved details prior to the first occupation of the dwellings and shall thereafter be
retained solely for the parking of vehicles.

Reason: To ensure adequate parking provision and maintain highway safety, in
accordance with Policy MT1 of the Herefordshire Local Plan — Core Strategy, the Much
Birch Neighbourhood Development Plan and the National Planning Policy Framework.

16. Prior to the first occupation of the development hereby approved, a schedule of
management and maintenance of all non-private areas (including wildflower meadow,
and allotments) shall be submitted to and approved in writing by the Local Planning

Further information on the subject of this report is available from Mr Ollie Jones on 01432 260504
PF2



17.

Authority. All management and maintenance shall be carried out in accordance with the
approved schedule.

Reason: To ensure the successful establishment of the approved scheme, Local
Planning Authority and in order to conform with policies SS6, LD1 and LD3 of the
Herefordshire Local Plan - Core Strategy, the Much Birch Neighbourhood Development
Plan and the National Planning Policy Framework.

Prior to the first occupation of any of the residential development hereby permitted
written evidence / certification demonstrating that water conservation and efficiency
measures to achieve the ‘Housing — Optional Technical Standards — Water efficiency
standards’ (i.e. currently a maximum of 110 litres per person per day) for water
consumption as a minimum have been installed / implemented shall be submitted to the
Local Planning Authority for their written approval. The development shall not be first
occupied until the Local Planning Authority have confirmed in writing receipt of the
aforementioned evidence and their satisfaction with the submitted documentation.
Thereafter those water conservation and efficiency measures shall be maintained for the
lifetime of the development

Reason: In order to ensure that water conservation and efficiency measures are secured
to safeguard water quality and the integrity of the River Lugg (Wye) SAC in accordance
with policies SS6, SD2, SD4 and LD2 of the Herefordshire Local Plan Core Strategy, the
National Planning Policy Framework, the Conservation of Habitats and Species
Regulations (2017) and NERC Act (2006).

CONDITIONS WHICH ARE RELEVANT FOR THE LIFETIME OF THE DEVELOPMENT

18.

19.

20.

21.

No more than one external LED down-lighter shall be installed above or beside each
external door, positioned below eaves height. Each light shall have a Corrected Colour
Temperature of no more than 2700K and a brightness not exceeding 500 lumens. Lights
shall be directed downwards with a 0-degree tilt angle and 0% upward light spill. All
external lighting shall be fitted with a PIR sensor set to a maximum over-run time of one
minute and shall be maintained in accordance with these details thereafter.

Reason: To protect biodiversity and preserve the area's dark skies, in accordance with
Policies SS1, SS6, LD1, LD2, and LD3 of the Herefordshire Local Plan - Core Strategy, the
Much Birch Neighbourhood Development Plan and the National Planning Policy
Framework (2024).

The hours during which construction work may take place shall be restricted to 0800 to
1800 Mondays to Fridays and 0800 to 1300 on Saturdays. There shall be no such working
on Sundays, Bank or Public Holidays.

Reason: To safeguard the amenities of the locality and to comply with Policy SD1 of the
Herefordshire Local Plan — Core Strategy and the National Planning Policy Framework.

No surface water and/or land drainage shall be allowed to connect directly or indirectly
with the public sewerage network.

Reason: To prevent hydraulic overloading of the public sewerage system, to protect the
health and safety of existing residents and ensure no pollution of or detriment to the
environment.

All planting, seeding or turf laying in the approved landscaping scheme approved under
Condition 6 shall be carried out in the first planting season following the occupation of
the building or the completion of the development, whichever is the sooner. Any trees or
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22.

plants which die, are removed or become severely damaged or diseased within 5 years
of planting will be replaced in accordance with the approved plans.

Reason: To ensure implementation of the landscape scheme approved by local planning
authority in order to conform with policies SS6, LD1 and LD3 of the Herefordshire Local
Plan - Core Strategy, the Much Birch Neighbourhood Development Plan and the National
Planning Policy Framework

Notwithstanding the provisions of Schedule 2, Part 2, Class A of the Town and Country
Planning (General Permitted Development) (England) Order 2015 (as amended), or any
subsequent re-enactment thereof, no boundary walls, fences, gates, or other means of
enclosure shall be erected, constructed, or altered on the site without the prior written
approval of the Local Planning Authority.

Reason: To ensure that the appearance of the boundary treatment is appropriate and in
keeping with the character and visual amenity of the area, and to ensure a high quality
form of development is maintained, in accordance with Policy SD1 and LD1 of the
Herefordshire Local Plan — Core Strategy, the Much Birch Neighbourhood Development
Plan and the National Planning Policy Framework 2024.

INFORMATIVES:

1.

The Authority would advise the applicant (and their contractors) that they have a legal
Duty of Care as regards wildlife protection. The majority of UK wildlife is subject to
some level of legal protection through the Wildlife & Countryside Act (1981 as amended)
and the Habitats and Species Regulations (2019 as amended), with enhanced protection
for special “Higher Status Protected Species” such as all Bat species, Great Crested
Newts, Otters, Dormice, Crayfish and reptile species that are present and widespread
across the County. All nesting birds are legally protected from disturbance at any time
of the year. Care should be taken to plan work and at all times of the year undertake the
necessary precautionary checks and develop relevant working methods prior to work
commencing. If in any doubt it advised that advice from a local professional ecology
consultant is obtained. If any protected species or other wildlife is found or disturbed
during works then all works should stop and the site made safe until professional
ecology advice and any required ‘licences’ have been obtained. Any additional lighting
should fully respect locally dark landscapes and associated public amenity and nature
conservation interests.

The applicant may need to apply to Dwr Cymru / Welsh Water for any connection to the
public sewer under Section 106 of the Water industry Act 1991. If the connection to the
public sewer network is either via a lateral drain (i.e. a drain which extends beyond the
connecting property boundary) or via a new sewer (i.e. serves more than one property),
it is now a mandatory requirement to first enter into a Section 104 Adoption Agreement
(Water Industry Act 1991). The design of the sewers and lateral drains must also
conform to the Welsh Ministers Standards for Gravity Foul Sewers and Lateral Drains,
and conform with the publication "Sewers for Adoption"- 7th Edition. Further
information can be obtained via the Developer Services pages of www.dwrcymru.com

The applicant is also advised that some public sewers and lateral drains may not be
recorded on our maps of public sewers because they were originally privately owned
and were transferred into public ownership by nature of the Water Industry (Schemes
for Adoption of Private Sewers) Regulations 2011. The presence of such assets may
affect the proposal. In order to assist us in dealing with the proposal the applicant may
contact Dwr Cymru Welsh Water to establish the location and status of the apparatus.
Under the Water Industry Act 1991 Dwr Cymru Welsh Water has rights of access to its
apparatus at all times.
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10.

11.

The applicant is advised that under Section 185 of the Water Industry Act 1991, any
works affecting a public sewer or other asset, including the diversion of a mains sewer,
require approval from the relevant water undertaker (in this case, Welsh Water). The
applicant must submit a formal application to Welsh Water (or any succeeding asset
owner) for the diversion of the asset. This process is separate from the planning
permission process and must be completed before the development can proceed in
accordance with the approved plans. The applicant is reminded that failure to secure
the necessary diversion approval will prevent lawful implementation of the development

In accordance with National Planning Policy Framework (Edition 11) and Technical
Advice Note 12 (Design), the applicant is advised to take a sustainable approach in
considering water supply in new development proposals, including utilising
approaches that improve water efficiency and reduce water consumption. We would
recommend that the applicant liaises with the relevant Local Authority Building Control
department to discuss their water efficiency requirements.

Itis an offence under Section 148 of the Highways Act 1980 to allow mud or other debris
to be transmitted onto the public highway. The attention of the applicant is drawn to
the need to keep the highway free from any mud or other material emanating from the
application site or any works pertaining thereto.

No work on the site should commence until engineering details of the improvements to
the public highway have been approved by the Highway Authority and an agreement
under Section 278 of the Highways Act 1980 entered into. Please contact the Senior
Engineer, PO Box 236, Plough Lane, Hereford HR4 OWZ to progress the agreement.

It is the responsibility of the developer to arrange for a suitable outfall or discharge
point. It cannot be assumed that the highway drainage system can be used for such
purposes.

In connection with Condition 13, the applicant is advised that advice on its formulation
and content can be obtained from the Travel Plan Team at Herefordshire Council’s
Transportation Team, PO Box 236, Plough Lane, Hereford HR4 OWZ.

The applicant's attention is drawn to the requirement for design to conform to
Herefordshire Council's 'Highways Design Guide for New Developments' and
'Highways Specification for New Developments'.

Biodiversity Net Gain Standard Informative
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Background Papers

None identified.
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