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MEETING: PLANNING AND REGULATORY COMMITTEE 

DATE: 10 DECEMBER 2025 

TITLE OF 
REPORT: 

242748 - PROPOSED ALTERATIONS TO AND CHANGE OF 
USE OF EXISTING BUILDING TO ALLOW OCCUPATION FOR 
CLASS E(B)/SUI GENERIS (HOT FOOD TAKEAWAY) USE, 
INCLUDING THE PROVISION OF DESIGNATED CAR PARKING 
AREA AND ALTERATIONS TO EXISTING ELEVATIONS.  AT 30 
SOUTH STREET, LEOMINSTER, HEREFORDSHIRE, HR6 8JB 
 
For: NNA Ltd per Ms Polly Mason, De La Bere House, Bayshill 
Road, Cheltenham, GL50 3AW 
 

WEBSITE 
LINK: 

https://www.herefordshire.gov.uk/planning-and-building-control/planning-
search/details?id=242748&search-term=242748  

 

Reason Application submitted to Committee – Unusually high public interest 

 
 
Date Received: 25 October 2024 Ward: Leominster 

South 
Grid Ref: 349575,258874 

Expiry Date: 20 December 2024 
Local Members: Cllr Jenny Bartlett and Cllr Mark Woodall  

 
1. Site Description and Proposal 
 
1.1 The application site relates to a former cinema, most recently used as a bingo hall, located within 

the designated Leominster Town Centre and Conservation Area, on the roundabout junction 
between South Street and Westbury Street. The site lies directly adjacent to a vehicular access 
serving the Cooperative food store, Public car park, a number of commercial and/or residential 
properties and the Bus Station. The site also lies opposite a bus stop on the South side of 
Westbury Street. The site comprises an historic frontage onto South Street, the building itself and 
a car parking area to the rear (West). 
 

1.2 The proposal is for the change of use of the building from a Sui Generis (Bingo hall) use, to Class 
E(b) / sui generis hot food takeaway and works to facilitate the conversion and subdivision of the 
existing building for two hot food takeaway units. Part A, Schedule 2, Regulation 13 of The Town 
and Country Planning (Use Classes) (Amendment) (England) Regulations 2020 states that Use 
Class E(b) involves a use “for the sale of food and drink principally to visiting members of the 
public where consumption of that food and drink is mostly undertaken on the premises”. 
 

1.3 Works include the removal of a small section of the building at its western most extent, allowing 
for the regularisation of this elevation as the entrance to both units and the formalisation of parking 
provision for staff and delivery drivers to the west of the Site.  

1.4 Changes to the building include the addition of no. 3 windows the ground floor and no. 3 to the 
first floor South elevation (elevation B), located towards the Western end of the building. The 
North elevation sees the removal of several openings and the introduction of a flue and a service 

https://www.herefordshire.gov.uk/planning-and-building-control/planning-search/details?id=242748&search-term=242748
https://www.herefordshire.gov.uk/planning-and-building-control/planning-search/details?id=242748&search-term=242748
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door and upgrades to existing fire door. The most intervention will occur on the West elevation 
(elevation C) with the demolition of a small section of the existing building which includes flat roof 
elements that read as extensions and introduction of a more simplified elevation with double 
height glazing to formalise this as the main entrance to the units. 

 
1.5 Opening hours are proposed to be between 09:00 – 23:00 Sunday – Thursday and 09:00 – 23:30 

Friday – Saturday. 
 
 

Existing Floor Plans: 

 
 

Proposed Ground Floor Plan: 

Proposed First Floor Plan: 
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Existing Elevations A and B: 
 

 
 
 
 
 
 
 
 
 
 
Existing Elevations C and D: 
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Proposed elevations A and B: 
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Proposed Elevations C and D: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
2. Policies  
 
2.1 Leominster Neighbourhood Development Plan (2019) (LNDP) 
  
 The Leominster Neighbourhood Development Plan can be viewed in full using the following link: 
 https://www.herefordshire.gov.uk/media/2jmfxjsr/leominster_neighbourhood_plan_january_2019

.pdf  
 

 Policy LANP5 – New business development 

 Policy LANP6 – Development in Leominster Town Centre 

 Policy LANP12 – Community facilities and services 

 Policy LANP14 – Protecting and enhancing the character of Leominster Town Centre 

 Policy LANP18 – Tourism  

 Policy LANP19 – Community and highway infrastructure 
 
2.2 Herefordshire Local Plan – Core Strategy (2015) (CS) 
 
 The Herefordshire Local Plan – Core Strategy can be viewed in full, together with supplementary 

documents and evidence base, using the following link: 
 https://www.herefordshire.gov.uk/planning-and-building-control/local-plan/local-plan-core-

strategy/adopted-core-strategy-2011-2031/  
 

 SS1 – Presumption in favour of sustainable development 

 SS4 – Movement and transportation 

 SS5 – Employment provision 

 SS6 – Environmental quality and local distinctiveness 

 LO1 – Development in Leominster 

 SC1 – Social and community facilities 

https://www.herefordshire.gov.uk/media/2jmfxjsr/leominster_neighbourhood_plan_january_2019.pdf
https://www.herefordshire.gov.uk/media/2jmfxjsr/leominster_neighbourhood_plan_january_2019.pdf
https://www.herefordshire.gov.uk/planning-and-building-control/local-plan/local-plan-core-strategy/adopted-core-strategy-2011-2031/
https://www.herefordshire.gov.uk/planning-and-building-control/local-plan/local-plan-core-strategy/adopted-core-strategy-2011-2031/
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 MT1 – Traffic Management, highway safety and promoting active travel 

 E1 – Employment provision 

 E5 – Town centres 

 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 – Wastewater treatment and river water quality 
 
2.3 National Planning Policy Framework (2024) (NPPF) 
 
 The National Planning Policy Framework can be viewed in full using the following link: 
 https://assets.publishing.service.gov.uk/media/67aafe8f3b41f783cca46251/NPPF_December_2

024.pdf  
 

 Chapter 2 – Achieving sustainable development 

 Chapter 4 – Decision making 

 Chapter 6 – Building a strong and competitive economy 

 Chapter 7 – Ensuring the vitality of town centres 

 Chapter 8 – Promoting healthy and safe communities 

 Chapter 9 – Promoting sustainable transport 

 Chapter 11 – Making effective use of land 

 Chapter 12 – Achieving well-designed places 

 Chapter 15 – Conserving and enhancing the natural environment 

 Chapter 16 – Conserving and enhancing the historic environment 
 
2.4 National Planning Practice Guidance  

 

 Healthy and Safe Communities 
 

2.5 The Town and Country Planning (Local Planning) (England) Regulations 2012 (as amended) (the 
2012 Regulations) and paragraph 34 of the National Planning Policy Framework requires a review 
of local plans be undertaken at least every five years in order to determine whether the plan 
policies and spatial development strategy are in need of updating, and should then be updated 
as necessary. The Herefordshire Local Plan Core Strategy was adopted on 15 October 2015 and 
a review was required to be completed before 15 October 2020. The decision to review the Core 
Strategy was made on 9th November 2020 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 CS – which 
are considered to be those relating to retail impact, 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. 

 
3. Planning History 
 
3.1 79/0883 - Change of use from cinema with part time bingo on three days per week to a full time 

bingo and social club, at Clifton cinema, South Street, Leominster. – Approved (1979). 
 

3.2 DCNC2007/1633/K - Canopy lift one Copper Beech (decision date 2010). 
 

3.3 P170052/J - Complete removal of Copper Beech Tree. – Consent granted with conditions 
 

https://assets.publishing.service.gov.uk/media/67aafe8f3b41f783cca46251/NPPF_December_2024.pdf
https://assets.publishing.service.gov.uk/media/67aafe8f3b41f783cca46251/NPPF_December_2024.pdf
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P251814/J - The 5 trees in question are fairly young, and are growing in the verge and in the 
footings of an old brick boundary wall. T1 - Birch Tree,    growing at an acute angle with the trunk 
right into the base of the   brick wall. T2 - Maple tree, T3 - Birch tree, T4 - Maple tree, T5 - 
Hawthorn hedging tree. Between the trees, are a mixture of weeds and out of control grasses and 
shrubs like buddleia, which we intend to manage and keep neat and tidy. Want to remove trees 
to help with walls stability and so there is no risk to the public. In the area south of the car park 
spaces by T5 there is space to plant some small scale maple's to enhance the area. – consent 
granted 
 

3.4 Other planning history exists on site for advertisement consent in connection to the previous uses 
at the site. 

 
 
4. Consultation Summary 
 
4.1 Statutory Consultation responses: 
 
4.1.1 Dwr Cymru (Welsh Water) 

We refer to your planning consultation relating to the above site, and we can provide the following 
comments in respect to the proposed development.  

 
FOUL WATER 

 
We can confirm capacity exists within the public sewerage network in order to receive the 
domestic foul only flows from the proposed development site. We recommend that the existing 
private drainage on site should be utilised to avoid any new direct connection to the public 
sewerage system. 

 
Surface Water 

 
Turning to surface water drainage, the developer is required to explore and fully exhaust all 
surface water drainage options outlined under Sections 3.2 and 3.4 of Part H of the publication 
'Building Regulations 2000. However, in this instance, we would advise that there is no agreement 
to communicate additional surface water flows into the public combined sewer. Furthermore, the 
National Planning Policy Framework highlights the need to help improve local environmental 
conditions, including water quality (187), and ensure that risks can be managed through suitable 
adaptation measures, including through sustainable drainage systems (164). Accordingly, as a 
material consideration within the planning process and notwithstanding the submitted application 
form, we recommend a condition that specifies no additional surface water flows shall 
communicate directly or indirectly to the public sewerage system. 
 
Notwithstanding this, we would request that if you are minded to grant Planning Consent for the 
above development that the Condition 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.  
 
Condition 
 
No surface water from any increase in the roof area of the building /or impermeable surfaces 
within its curtilage shall be allowed to drain directly or indirectly to the public sewerage system. 
 
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 
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The approved use should investigate an adequate grease trap to be fitted, in accordance with 
environmental health regulations, and maintained thereafter so as to prevent grease entering the 
public sewerage system. 
 
The applicant may need to apply to Dwr Cymru / Welsh Water for any connection to the public 
sewer under S106 of the Water industry Act 1991. If the connection to the public sewer network 
is either via a lateral drain (i.e. a drain which extends beyond the connecting property boundary) 
or via a new sewer (i.e. serves more than one property), it is now a mandatory requirement to first 
enter into a Section 104 Adoption Agreement (Water Industry Act 1991). The design of the sewers 
and lateral drains must also conform to the Welsh Ministers Standards for Gravity Foul Sewers 
and Lateral Drains, and conform with the publication "Sewers for Adoption"- 7th Edition. Further 
information can be obtained via the Developer Services pages of www.dwrcymru.com 
 
The applicant is also advised that some public sewers and lateral drains may not be recorded on 
our maps of public sewers because they were originally privately owned and were transferred into 
public ownership by nature of the Water Industry (Schemes for Adoption of Private Sewers) 
Regulations 2011.  The presence of such assets may affect the proposal.  In order to assist us in 
dealing with the proposal the applicant may contact Dwr Cymru Welsh Water to establish the 
location and status of the apparatus. Under the Water Industry Act 1991 Dwr Cymru Welsh Water 
has rights of access to its apparatus at all times. 
 
In accordance with National Planning Policy Framework (Edition 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. 
 
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. 

 
4.2 Internal Council Consultation responses: 
 
4.2.1 Highways Engineer consultation response: - 14/01/2025 
 

 The Local Highway Authority (LHA) has reviewed the application for the proposed change of use 
of a former Bingo Hall to a KFC restaurant with a hot food takeaway element. It has the following 
comments: 

 
 Servicing / Deliveries 

The Transport Statement outlines that deliveries and servicing are expected to take place out of 
hours, between 23:30 and 09:00, before trading commences. It also presents two alternative 
options: servicing from on-street along the site’s frontage or using the lay-by directly opposite. 
The Local Highway Authority (LHA) requests that all servicing is conducted on-site within the car 
park, and the applicant must provide vehicle tracking to demonstrate that this is achievable.  
 
Using the lay-by would require an amended Traffic Regulation Order (TRO), which is not 
guaranteed, and raises safety concerns due to the need for delivery staff to cross the road. 
 
Servicing from on-street is also unacceptable, as this area is subject to double yellow lines and 
is near the roundabout, creating potential safety and operational issues. 
 
There is concern regarding the management of fast-food delivery services, such as Deliveroo and 
Just Eat, at the proposed KFC site. Specifically, how will KFC ensure that delivery vehicles do 
not obstruct car park spaces or park on the highway, potentially causing congestion and safety 
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issues? A clear plan for accommodating these services without impacting on-site parking or traffic 
flow is necessary. 

 
 Lay-by and Bus Stop 

There is a concern regarding the use of the lay-by, as it currently serves as a bus stop for regular 
services and school buses. The Local Highway Authority (LHA) is particularly concerned about 
the potential safety risks associated with school children crossing the road to access the site, as 
this would be the quickest route. The applicant is required to address how this safety issue will 
be mitigated to ensure the safe movement of pedestrians, particularly school children, in this area. 

 
 Parking 

The Transport Statement indicates that 14 parking spaces will be provided, including 2 disabled 
bays. However, the TRICS parking accumulation data presented does not account for staff 
parking, which could significantly affect the availability of spaces. The data also suggests that the 
car park will reach, or nearly reach, capacity throughout the day. Additionally, the data is based 
on weekdays, but weekends are expected to see higher demand, which could exacerbate parking 
issues.  
 
For the second, smaller unit, the TRICS data used is not representative. To ensure a more 
accurate assessment, the applicant should instead use TRICS data from a comparable operator, 
such as Greggs.  
 
Furthermore, the TRICS data for the site's existing use, which was categorised under "multiplex 
cinema," is an inappropriate comparison and leads to overestimated parking demand. In the 
absence of suitable data, the applicant should consider using a first-principles approach to better 
assess the likely trip generation of the existing site use. 
 

 
 Junction / Access Arrangement 

The proposed junction and access arrangements raise concerns due to the high traffic volume in 
this busy part of Leominster. Specifically, the need to cross a ghost right turn lane presents road 
safety issues for vehicles both entering and exiting the site. Additionally, the interaction between 
the proposed access and the neighbouring bus station, as well as the shared car park used for 
other purposes, is a further point of concern. 
 
Given these challenges, could there be an opportunity to provide pedestrian access from the 
neighbouring car park directly into the KFC site? Alternatively, would it be feasible to relocate the 
vehicle access for KFC to allow for direct access from the neighbouring car park, thereby 
mitigating potential safety risks and improving circulation? 
 
 In light of the above concerns, we request that the applicant provides the additional information 
outlined. Without this, we are unable to support the application and object on highway safety 
grounds.. 

 
 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:  
 www.herefordshire.gov.uk/directory_record/1992/street_works_licence
 https://www.herefordshire.gov.uk/info/200196/roads/707/highways 

 
4.2.2 Further Highways Engineer consultation response: 06/05/2025  

 The Local Highway Authority (LHA) has reviewed the applicant’s latest response and maintains 
its position in objection to the proposed development, on the following grounds: 

 
 Servicing / Deliveries 
 
The LHA acknowledges that the applicant has demonstrated that all servicing and deliveries can 

http://www.herefordshire.gov.uk/directory_record/1992/street_works_licence
http://www.herefordshire.gov.uk/directory_record/1992/street_works_licence
https://www.herefordshire.gov.uk/info/200196/roads/707/highways
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be accommodated within the on-site car park between 23:30 and 09:00. On this basis, the 
alternative options of on-street servicing or the use of the lay-by must no longer be considered, 
as these are not acceptable from a highway safety perspective and would conflict with existing 
traffic restrictions, bus stop operations, and general network safety. 

 
 However, the applicant’s response regarding the management of fast-food delivery services (e.g. 
Deliveroo, Just Eat, Uber Eats) remains wholly inadequate. The applicant suggests that the area 
allocated for cycle parking could also be used by delivery drivers — but this is not a suitable or 
practical arrangement. The cycle parking area is positioned such that it would be blocked by 
parked vehicles within the car park, rendering it inaccessible for motorcycles or cars used by 
delivery drivers. 

 
 In reality, without a clearly designated, accessible, and actively managed area for delivery driver 
parking, drivers are likely to seek the most convenient available space — which in this case is 
likely to be on the adjacent highway or informally within the car park. This creates significant 
highway safety risks, particularly given the presence of double yellow lines, the nearby 
roundabout, and the high level of pedestrian and vehicular activity in the area. It should also be 
noted that in smaller towns, food deliveries are more commonly made by car rather than by bike, 
increasing the need for proper vehicle accommodation. 

 
 The applicant must therefore provide a realistic and enforceable delivery management strategy, 
clearly identifying how fast-food delivery drivers will be accommodated safely on-site without 
relying on highway space or obstructing operational areas of the car park. Until this is addressed, 
the proposal introduces an unacceptable risk to highway safety and remains contrary to the 
requirements of the NPPF in promoting safe and suitable access for all. 

 
 
 Lay-by and Bus Stop 

 The LHA maintains concerns regarding the proposed use of the lay-by. Currently, the lay-by 
serves as a bus stop for both regular services and school buses. The applicant has suggested 
that the number of schoolchildren likely to be customers will be "moderate." However, this is an 
unsubstantiated assumption, and there is no evidence to support that schoolchildren will not be 
drawn to the site. Schoolchildren, particularly those from nearby schools, are likely to be attracted 
to the site, and the applicant has not demonstrated why this would not be the case. 

 
 Additionally, the applicant argues that schoolchildren will use the nearby pelican crossing on 
Westbury Street to access the site. However, this assumption does not reflect realistic pedestrian 
behaviour. Given that the KFC site is directly accessible via the lay-by and provides a much 
shorter route, it is highly likely that children will cross the road directly, rather than walking further 
to the pelican crossing. This creates a significant safety risk for pedestrians, especially 
considering the lay-by’s proximity to the roundabout and the busy traffic flow in the area. 

 
 We do not consider it realistic to assume that children will consistently use the pelican crossing 
to access the site. It is far more likely that they will take the more direct route across the lay-by, 
increasing the risk of unsafe crossing movements in an already busy area. This presents a clear 
pedestrian safety concern that must be taken into account. 

 
 Parking Provision 
The LHA remains concerned that the level of on-site parking proposed is insufficient to safely 
accommodate customer demand, particularly given the nature of the operation as a drive-to 
destination and the parking accumulation data presented. The applicant’s assessment fails to 
adequately account for staff parking, fast-food delivery drivers (e.g., Deliveroo, Just Eat), and 
the potential peak demand during weekends, which is likely to exceed weekday levels. The 
proposed provision of 14 spaces, including two disabled bays, is considered inadequate and 
risks causing overspill parking onto surrounding roads and car parks, creating operational and 
safety issues. 
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 TRICS Data 

 The applicant has provided revised TRICS data, which now demonstrates that the proposed 
parking provision will be insufficient, particularly on a Saturday when both the KFC restaurant and 
the adjacent coffee shop unit are operational. The submitted assessment confirms that the car 
park would exceed capacity during peak periods on Saturdays, with demand outstripping the 
available 14 parking spaces. 

 
 This raises significant operational and highway safety concerns, as insufficient on-site parking is 
likely to lead to increased congestion, intensification of use of the right-hand turn lane, and 
increased conflict between vehicles using the turn lane and those accessing the adjacent bus 
station and Co-op car park. These factors collectively result in a heightened road safety risk. 

 
 Junction and Access Arrangements 
The LHA maintains significant concerns about the safety and suitability of the proposed access 
arrangements. The need for vehicles to cross a ghost right-turn lane in a busy, high-traffic 
location adjacent to the bus station and a shared public car park introduces unacceptable road 
safety risks. The interaction of turning movements with adjacent accesses, the proximity to a 
roundabout, and pedestrian activity in this area further compound these issues. 

 
 Preferred Approach 
Given these concerns, the Local Highway Authority considers the only acceptable solution is to 
strictly limit use of the car park to staff and delivery vehicles only (including third-party services 
such as Deliveroo or Just Eat). It would not be acceptable for customers to use the on-site car 
park. This restriction would reduce unsafe access and egress movements associated with 
customer vehicles to a more acceptable level — broadly consistent with the site's previous use 
— and would help to manage parking demand more effectively. Customer parking should 
instead be accommodated within existing town centre public car parks. 

 
 In light of the above, the LHA is unable to support the application in its current form and maintains 
its objection on highway safety grounds. 

 
4.2.3 Amended Highways Engineer consultation response – 08/09/2025 
 

 The Local Highway Authority (LHA) has reviewed the applicant’s amended submission and 
welcomes the commitment to proceed with the preferred approach of restricting use of the on-site 
car park to staff, deliveries, disabled parking, and general servicing only. The applicant has also 
provided vehicle tracking which demonstrates that servicing can be satisfactorily accommodated 
within the site. 

 
 On this basis, the LHA is satisfied that the proposed development is acceptable and raises no 
objection, subject to conditions. 

 
 It is noted, however, that the cycle storage remains located in a position that would be blocked 
by parked vehicles within the car park, rendering it inaccessible to users and unsuitable for 
motorcycles or cars used by delivery drivers. While this remains a concern, the LHA would be 
accepting of this being addressed through a suitably worded planning condition requiring the 
submission and approval of a revised cycle parking layout prior to first use of the development. 

 
 On this basis, the LHA is satisfied that the proposed development is acceptable and raises no 
objection, subject to the following conditions being applied: 

 

 Car Park Use Restriction - The on-site car park shall be used only for staff parking, disabled 
parking, deliveries, and general servicing associated with the development. It shall not be used 
for customer parking at any time. 
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 Delivery and Servicing Management - All servicing and deliveries shall take place within the 
designated on-site areas as shown on the approved plans. No servicing or delivery activity shall 
take place from the public highway. 

 CAE – Vehicular Access Construction 

 CB2 – Secure Covered Cycle Parking  
 
4.2.4 Tree Officer consultation response: 
 There are no tree constraints identified for this site. 
 

 The tree covered by Tree Preservation Order ref 556 was removed under relevant permission 
granted 21st March 2017 (application ref 170052). 

 
4.2.5 Ecology consultation response: 

 Although located within the River Lugg SAC catchment, this is a commercial development with 
no overnight accommodation, with previous commercial use as a bingo hall. In accordance with 
Natural England guidance the application is therefore not required to demonstrate nutrient 
neutrality and no Habitat Regulations Assessment (HRA) is necessary.  

 
 Informative – Nesting Birds 
 All nesting birds, their nests, eggs and young are protected by law and it is an offence to: 

 Intentionally kill, injure or take any wild bird. 

 Intentionally take, damage or destroy the nest of any wild bird whilst it is in use or being built. 

 Intentionally take or destroy the egg of any wild bird. 

 Intentionally (or recklessly in England and Wales) disturb any wild bird listed on Schedule1 while 
it is nest building, or at a nest containing eggs or young, or disturb the dependent young of such 
a bird.   
 
 The applicant is therefore reminded that it is an offence under the Wildlife and Countryside Act 
1981 (as amended) to remove or work on any hedge, tree or building where that work involves 
the taking, damaging or destruction of any nest of any wild bird while the nest is in use or being 
built, (usually between late February and late August or late September in the case of swifts, 
swallows or house martins). If a nest is discovered while work is being undertaken, all work must 
stop and advice sought from a qualified ecologist.  

 
4.2.6 Building Conservation Officer consultation response: 16/01/2025  
 Policy and Documents  
 The Planning (Listed Buildings and Conservation Areas) Act 1990 

 Historic England – Historic Environment Good Practise Advice in Planning – Note 3 The setting 
of Heritage Assets. 
 Historic England – Historic Environment Good Practise Advice in Planning – Note 2 Managing 
Significance in Decision-Taking in the Historic Environment.  

 National Planning Policy Framework  
 Herefordshire Local Plan Core Strategy 2011 – 2031 – Policies LD1, LD4 
 

 The proposal relates to the alterations to and change of use of existing building to allow 
occupation for Class E(b) / sui generis (hot food takeaway) use, including the provision of 
designated car parking area and alterations to existing elevations.  

 
 The building is unlisted and prominently sited within the Leominster Conservation Area, which 
contains a high number of listed building some of which are adjacent to, or opposite this building, 
which form a tight grouping.   

 UID 1255513 28 South Street,   
 UID 1270260 24 & 26  South Street,   
 UID 1255493 22 South Street,   
 UID 1270265 Dutton House  
 UID 1255520 Wall at Dutton House. 
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 Being located within  an urban location, the principle of for Class E(b) / sui generis (hot food 
takeaway) use is not opposed in principle in built heritage terms, however the consideration of 
viability of the town centre may be a planning consideration that you are considering.  

 
 The proposal would result in the main entrance being to the current rear of the site which is  
relatively blank elevation, articulated by “ extensions”, which are to be demolished.  

 
 The  rear elevation would effectively become the primary elevation, which would not relate well 
to the town centre and conservation area, and would effectively be edge of town more readily 
associated with the edge of town supermarkets. A primary elevation facing South Street would 
be more accessible for pedestrians from the Town Centre.  

 
 However the principle concern in built heritage is the elements as yet unknown as part of this 
application.  
 
 I note the glazing proposed to the upper floor, however, the first floor plan indicate that the use of 
the first floor is not known at this stage (drawing 0000/2023/F100 Rev C), however the planning 
statement in section 3.7 confirms that the first floor is for ancillary storage associated with the 
ground floor use, with no public access to the upper floor at this stage. As such it is not clear as 
to whether there will be a use on the first floor which is not ancillary storage, which requires the 
glazing as proposed of 7 first floor windows on Westbury Street. Whilst not objecting per se to a 
separate use on the first floor, at this current time the application does not confirm that use, but 
confirms ancillary storage for the ground floor use. Should the first floor be utilised for non-storage, 
for the ground floor will there be a requirement for additional storage on the ground floor. The first 
floor contains decorative diaper brick work within the bays ( 3 in number) which it is proposed to 
removed and replaced with windows. No assessment as to the need for the 7 windows at this 
stage, or the impact of the loss of this decorative brick feature accompanied the application. 
Without a use for the first floor save ancillary storage it is considered premature at this stage to 
consider the windows at first floor level, until the use of that floor, and any venting of flues and 
extracts has been established as the current proposal appears to suggest that vents to the roof 
would not be an option on the basis of the plans submitted.  
 
 The introduction of an additional shopfront at pavement level and the substitution of fire doors for 
a shop front is not opposed in itself as it will add interest at pavement level, however the eastern 
shopfront is not supported as it would impinge upon the brick decorative detail on  that bay, and 
it is suggested that this new window be omitted from the plans and the new and/or amended 
window details be  restricted to the western bay ( 2 windows)  without the decorative brickwork.  
 
 It is unclear as to whether the smaller take away unit will be a different operator, as the planning 
statement confirms it will complement the larger unit.  This should be clarified as, this will result 
in 2 sets of extract units/flues/vents and 2 separate signage liveries. 
 
 The details of the flues vents and extracts should form part of this application as the location of 
the servery and cooking area centrally placed within the ground floor suggests that an option 
facing onto Westbury Street is being considered as the venting may not be internal due to the as 
yet unknown use of the first floor. Full details of the flues vents and extracts are required to ensure 
that they can be considered in exercise of our duties under sections 66 and 72 of The Planning 
(Listed Buildings and Conservation Areas) Act 1990. These details could not be conditioned and 
would be required for assessment at this stge.  

 
 The communal bin stores and delivery doors is noted and the proximity to UID 1255513 28 South 
Street,  UID 1270260 24 & 26  South Street,  and UID 1255493 22 South Street. Please note that 
the setting of listed buildings applies not only to the visual impact of setting but also less tangible 
elements such as noise, odours etc. Notwithstanding the statement in section 5.14 of the Planning 
Statement it is not considered that the submission has fully addressed the requirement of para 
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207 of NPPF.   I would refer to the guidance prepared by Historic England The Setting of Heritage 
Assets – Historic Environment Good Practise Advice in Planning Note 3, [HEGPAN 3]   in respect 
of how to assess setting, which should have been utilised in the assessment of the setting of 
heritage assets.  

 
 https://historicengland.org.uk/images-books/publications/gpa3-setting-of-heritage-
assets/heag180-gpa3-setting-heritage-assets/ 

 
 However I acknowledge that other regulatory bodies will be assessing noise and odours in relation 
to existing neighbouring uses and will leave consideration of that element to the appropriate 
regulatory officers.  

 
 The retention and enhancement of Leominster Town Centre which is a conservation area 
containing a high number of listed buildings is supported. You are reminded of the recent 
Leominster Heritage Action Zone which provided funding for the enhancement of the town centre 
from the public purse, and contributions by building owners. As such any development that eroded 
the vitality and viability of the town centre would not be supported in built heritage terms, rather it 
would be preferable to protect the public monies invested in the town. As such it is noted that 
comments are awaited from Highways colleagues in respect of the car parking provision being 
proposed and whilst noting that there are other car parks in the vicinity serving other commercial 
premises and  ability to pay for longer period to visit the town, I would be interested in highway 
comments and their consideration as to whether the approval of this proposal would result in a 
demand for car parking  in adjacent  car parks outside the applicants control and if that would 
have a result on the economic viability of those commercial premises or the town centre at large.  
 
 The anticipated signage on the elevation plans is noted, and whilst acknowledging that the 
signage will be considered by a subsequent application for consent to display advertisements, 
such an application will be considered in respect of the impact on the conservation area and 
adjacent listed buildings. However the extent of signage proposed at this point is noted as being 
relatively minimal which is welcomed in such a prominent location.  

 
 Whilst there is support for development that would support and enhance the viability of Leominster 
Town Centre, the application so submitted does not contain sufficient information in terms of the 
full impact of the proposal, most notably the flues vents and extracts, and as such it is not possible 
to support this application on the basis of the information provided. I would therefore request 
additional information as outlined above in order that the impact of the proposal can be considered 
against our duties under section 66 and 72 of The Planning (Listed Buildings and Conservation 
Areas) Act 1990 can be made.  

 
 Without the above requested information I would have to object to the proposal on built heritage 
grounds.  

 
4.2.7 Further Building Conservation Officer consultation response: 09/07/2025 
 
 The proposal 
 

The proposal relates to the alterations to and change of use of existing building to allow 
occupation for Class E(b) / sui generis (hot food takeaway) use, including the provision of 
designated car parking area and alterations to existing elevations. 

 
The site 

 
The building is unlisted and prominently sited within the Leominster Conservation Area, which 
contains a high number of listed building some of which are adjacent to, or opposite this 
building, which form a tight grouping.   
UID 1255513 28 South Street,   

https://historicengland.org.uk/images-books/publications/gpa3-setting-of-heritage-assets/heag180-gpa3-setting-heritage-assets/
https://historicengland.org.uk/images-books/publications/gpa3-setting-of-heritage-assets/heag180-gpa3-setting-heritage-assets/
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UID 1270260 24 & 26 South Street,   
UID 1255493 22 South Street,   
UID 1270265 Dutton House  
UID 1255520 Wall at Dutton House. 

 
Legislation Policy and Guidance  

 
Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a 
statutory duty on decision makers to pay special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest which it possesses. 
This statutory duty obligation does not prevent change from occurring but merely requires that 
change is properly informed so not to not affect any special architectural or historic interest.  

 
Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a 
statutory duty on decision makers to pay special regard to preserving listed buildings and their 
setting. This obligation does not prevent change from occurring but merely requires that change 
is properly informed to not affect any special architectural or historic interest. 

 
Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a 
statutory duty on decision makers that special attention shall be paid to the desirability of 
preserving or enhancing the character or appearance of that area. 

 
Primary legislation is repeated in National Planning Policy Framework and Core Strategy Policies. 

 
Paragraph 135 of NPPF advises that planning policies and decisions should ensure                            
developments should;  
 
a) will function well and add to the overall quality of the area, not just for the short term but over 

the lifetime of the development; 
b) are visually attractive as a result of good architecture, layout and appropriate and effective 

landscaping; 
c) are sympathetic to local character and history, including the surrounding built  environment 

and landscape setting, while not preventing or discouraging appropriate innovation or change 
(such as increased densities) 

d) establish or maintain a strong sense of place, using the arrangement of streets,  spaces, 
building types and materials to create attractive, welcoming and distinctive places to live, work 
and visit 

 
Paragraph 207 of NPPF advises that “In determining applications, local planning authorities 
should require an applicant to describe the significance of any heritage assets affected, including 
any contribution made by their setting. The level of detail should be proportionate to the assets’ 
importance and no more than is sufficient to understand the potential impact of the proposal on 
their significance. As a minimum the relevant historic environment record should have been 
consulted and the heritage assets assessed using appropriate expertise where necessary.” 

 
Paragraph 208 of NPPF advises that a “Local planning authorities should identify and assess the 
particular significance of any heritage asset that may be affected by a proposal (including by 
development affecting the setting of a heritage asset) taking account of the available evidence 
and any necessary expertise. They should take this into account when considering the impact of 
a proposal on a heritage asset, to avoid or minimise any conflict between the heritage asset’s 
conservation and any aspect of the proposal.” 

 
Paragraph 212 of NPPF advises “When considering the impact of a proposed development on 
the significance of a designated heritage asset, great weight should be given to the asset’s 
conservation (and the more important the asset, the greater the weight should be). This is 
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irrespective of whether any potential harm amounts to substantial harm, total loss or less than 
substantial harm to its significance.” 

 
Paragraph 213 of NPPF advises “Any harm to, or loss of, the significance of a designated heritage 
asset (from its alteration or destruction, or from development within its setting), should require 
clear and convincing justification. 

 
Paragraph 219 of NNPF advises “Local planning authorities should look for opportunities for new 
development within Conservation Areas and World Heritage Sites, and within the setting of 
heritage assets, to enhance or better reveal their significance. Proposals that preserve those 
elements of the setting that make a positive contribution to the asset (or which better reveal its 
significance) should be treated favourably.” 

 
Policy SD1 of the Herefordshire Local Plan – Core Strategy requires that:  
Development proposals should create safe, sustainable, well integrated environments for all 
members of the community. In conjunction with this, all development proposals should 
incorporate the following requirements: 

  • ensure that proposals make efficient use of land - taking into account the local context and site 
characteristics;  
• new buildings should be designed to maintain local distinctiveness  through incorporating local 
architectural detailing and materials and respecting scale, height, proportions and massing of 
surrounding development, while making a positive contribution to the architectural diversity and 
character of the area including, where appropriate, through innovative design; 

 
Policy SS6 of the Herefordshire Local Plan Core Strategy 2011 – 2031 requires that development 
proposals should: 
• conserve and enhance those environmental assets that contribute towards the county’s 
distinctiveness, in particular landscape, and heritage assets and especially those with specific 
environmental designations   Development proposals should be shaped through an integrated 
approach to planning the following environmental components from the outset, and based upon 
sufficient information to determine the effect upon each where they are relevant. 
 
LD1 of the Herefordshire Local Plan Core Strategy 2011 – 2031 requires that development 
proposals should: 
• demonstrate that character of the landscape and townscape has positively  influenced the 
design, scale, nature and site selection, protection  and enhancement of the setting of settlements  
and designated areas; 
• conserve and enhance the natural, historic and scenic beauty of important landscapes and 
features, including …..conservation areas; through the protection of the area’s character and by 
enabling appropriate uses, design and management.  

 
Policy LD4 of the Herefordshire Local Plan Core Strategy 2011 – 2031 requires development 
proposals affecting heritage assets and the wider historic environment should: 
•Protect, conserve, and where possible enhance heritage assets and their settings in a manner 
appropriate to their significance through appropriate management, uses and sympathetic design, 
in particular emphasising the original form and function where possible. 

 
Assessment of Proposal  
Further to my comments on 13/01/2025, thank you for consulting me on the amended plans; 
DWG No 0000/2023/G100 Rev E Ground floor plans  
DWG No 0000/2023/G212 Rev C Proposed elevations A & B  
DWG No 0000/2023/ G213 Rev C Proposed elevations C & D  

 
I note the location of the flue is to be on elevation D which is welcomed away from the public 
vantage points, however the request would be made for the external element of the flue to be 
matt black in colour to minimise further the visual appearance of the flue. 
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However in respect to other previous concerns raised, I note no change to elevation B. I would 
repeat those concerns – items 1 and 2 of the previous comments. The building was constructed 
as a theatre, and as such had blind elevation facing Westbury Street broken up by brick detailing. 
This brick detailing will be severely compromised by the insertion of windows on elevation B. As 
the use of the upper floor has not yet been ascertained, and therefore the requirement for 
fenestration, it is again requested that the fenestration be reduced on that elevation to maintain 
the expression of the brick detailing.  The photograph below identifies the brick detailing 
referenced. 

 

 
 

It is therefore again requested that to preserve the character and appearance of the conservation 
area in line with section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, 
(P(LBCA)A1990) and CS policies SD1 and  LD4, and NPPF paragraph 219.  Ideally the first floor 
windows should be omitted from the application until such time as a use apart from storage for 
the units below is being considered. However, should windows be essential despite a use not yet 
known, it is suggested that the four  eastern  windows be omitted from the proposal at this stage, 
retaining a blank elevation on the majority of this elevation, and retaining the diaper tile work. 
 

  
 

 
 

The suggestions made above are in respect of external changes in a prominent location in the 
conservation area in the undertaking of our statutory duty under section 72 of The 
P(LBCA)A1990. I duly acknowledge the comments from the national cinema Theatre Association 
in respect of the significance and loss of the internal features including the historic paybox. Whilst 
the concerns are acknowledged, regrettably the interior of an unlisted building within a 
conservation area is afforded little weight, and can be removed without any requirement for 
planning permission. Having said that the historic paybox and signage in the proscenium end   
has survived the closure of the building as theatre and its safeguarding either in situ or donation 
to a museum would be welcomed if such conditions could be considered.  

 

4 eastern Windows 
omitted from 

current proposal  
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Whilst not objecting to the proposal, which provides a use for a large prominent building in the 
conservation area, the changes to the Westbury Street (B4361) elevation   are not readily justified 
within the application, and the harm by the insertion of this extent of fenestration in a designed 
blind elevation would not preserve or enhance the character of this building or an understanding 
of its original use for which it was purposefully designed. As such the request to limit the 
fenestration on this elevation is again repeated. Without such changes to the Westbury Street 
elevation, it would not be possible to support the proposal in built heritage terms. 

 
I look forward to receiving amended plans in due course.   

 
4.2.8 Amended Building Conservation Officer consultation response – 30/09/2025  
  
 Policy and Documents  
 The Planning (Listed Buildings and Conservation Areas) Act 1990 

 Historic England – Historic Environment Good Practise Advice in Planning – Note 3 The setting 
of Heritage Assets. 
 Historic England – Historic Environment Good Practise Advice in Planning – Note 2 Managing 
Significance in Decision-Taking in the Historic Environment.  

 National Planning Policy Framework  
 Herefordshire Local Plan Core Strategy 2011 – 2031 – Policies SS6, LD1, & LD4 
 
 The proposal 

 The proposal relates to the alterations to and change of use of existing building to allow 
occupation for Class E(b) / sui generis (hot food takeaway) use, including the provision of 
designated car parking area and alterations to existing elevations.  

 
 The site 

 The building is unlisted and prominently sited within the Leominster Conservation Area, which 
contains a high number of listed building some of which are adjacent to, or opposite this building, 
which form a tight grouping.   

 UID 1255513 28 South Street,   
 UID 1270260 24 & 26 South Street,   
 UID 1255493 22 South Street,   
 UID 1270265 Dutton House  
 UID 1255520 Wall at Dutton House. 
 
 Assessment of Proposal  

 Further to previous comments of 13/01/2025 and 27/06/2025, I note the amended plans drawing 
number 0000/2023/G212 Rev D and 0000/2023/F100 Rev D. 

 
 I acknowledge that 4 of the proposed windows that would have pierced the ornamental diaper 
work have been omitted from the proposed elevations, and whilst it would have been preferable 
for all the upper floor windows to be omitted until a use for the upper floors is known, the 
amendments do alleviate a number of built heritage concerns. 

 
 As such subject to the flues being painted a black colour as requested previously, the built 
heritage objections to the proposal are withdrawn, and no objections are raised to the amended 
plans, (subject to the flues being black in colour, which can be conditioned if preferred).  

 
 I would also request that the standard informative in terms of the signage be attached to the 
decision notice if the application is approved.  

 
4.2.9 Environmental Health Officer (Air Quality) consultation response: 

 I refer to the above application and I would make the following comments in relation to air quality. 
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 The application site is not located within the Bargates Air Quality Management Area (AQMA), 
however, it is in close proximity to the AQMA. There is the potential that a KFC restaurant and 
additional take away/restaurant will generate additional vehicle trips through the AQMA. 

 
 The application supporting information has not considered the potential impact on local air quality. 
A transport assessment has been submitted but does not include AADT information which can 
be used to screen the need for an air quality assessment. 

 
 The development does not include a drive-thru. However, there appears to be a delivery pickup 
area, which is likely to be used for meals to be collected by car.  

 
 The transport assessment appears to indicate that there will not be a significant increase in 
vehicle trips. I am unable to comment on this aspect of the application, but I would recommend 
that the Transport Assessment is agreed with Highways as the number of vehicle trips are 
essential to accurately assessing the potential impact on air quality. 

 
 Whilst pollution levels have improved at Bargates, committed development is still to be built out. 
Committed development will need to be considered together with this proposal to ensure that the 
cumulative impact is fully understood. 

 
 Due to the sensitivity of the AQMA and the difficulties in mitigating pollution levels within the 
AQMA I would recommend that further information is submitted to fully consider air quality impacts 
and mitigation actions where necessary.  

 
4.2.10 Environmental Health Officer (Noise/Nuisance) consultation response: (date) 

 I have concerns in terms of the potential for noise, odour and general nuisance on nearby 
residential properties. 
 
I therefore suggest that the following conditions are added to any permission granted: 
 
Noise  
Prior to the use hereby permitted, the applicant will supply an Environmental Noise Assessment 
to include a survey of the existing noise levels on site (including night time), details of mechanical 
services equipment along with predicted noise levels and mitigation, details of likely noise levels 
from customers using car parking spaces and congregating (dining in and collection), details of 
delivery times and likely noise levels with an impact assessment (and mitigation) for each of these 
noise sources. Noise assessment to be provided to and agreed by the LPA. 
 
Odour 
Prior to the use hereby permitted, the applicant will supply for each separate extract flue 
emanating from the proposal: 
Exact type of filtration system, length of internal ductwork, residence time of the flue gasses, 
height of terminus and maintenance schedule. This is so that the proposed odour abatement can 
be evaluated and agreed with the LPA prior to use. 
 
Litter 
Prior to the use hereby permitted, a Litter Management Plan will be supplied to and agreed by the 
LPA, in order to control environmental contamination. 
 
Vermin 
Prior to the use hereby permitted, a Pest Control Management Plan will be supplied to and agreed 
by the LPA, to control vermin surrounding the premises. 
 
Reason: In order to protect the amenity of occupiers of nearby properties so as to comply with 
policy SD1 of the Herefordshire Local Plan Core Strategy 2011-31 
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5. Representations 
 
5.1 Leominster Town Council comments: 
 
 Leominster Town Council request that this application is called in to the Herefordshire Council 

Planning Committee for the following reasons; 

 Concerns about the accuracy of the traffic projections at this busy location between two 
roundabouts and the associated traffic generation. 

 The proximity of the proposed fast food takeaway to three schools. 

 Concerns about the preservation of the Art Deco Facade and interiors. 
 
5.2 Leominster Civic Society comments: 
 

Leominster Civic Society is keen to see this building, an iconic Art Deco Cinema and in an 
important position at the entrance to the town centre, put to use rather than being allowed to 
decay like the Royal Oak Hotel. Whilst it would be preferable to see it retained as an entertainment 
centre, any use that retains its character and important features is acceptable. Obviously, the 
absence of any details regarding the upper floor of the building raises some concerns. Most 
importantly the retention of the main entrance and the paybox is important. We note that the 
National Cinema Theatre Association has proposed that a fall-back position, the removal of the 
paybox and relocation to a suitable museum, and we endorse that. 

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

link:- 
https://www.herefordshire.gov.uk/planning-and-building-control/planning 
search/details?id=242748&search-term=242748  

 
5.4 Public letters of representation: 
 

12 Letters of objection have been received during the course of this application. The main points 
are summarised below: 
 

 Increased level of litter and associated vermin 

 Adverse impact upon highway and pedestrian safety with current highways infrastructure 
unable to cope due to housing delivery 

 Increased levels of pollution and reduced air quality  

 Low quality of food on offer and associated adverse impact upon health 

 High number of existing fast food restaurants 

 Adverse impact upon the architectural merits of the building 

 Character of a hot food takeaway is detrimental to neighbouring Grade II listed buildings and 
wider setting 

 Adverse impact upon private and public amenity from noise, additional light and smells 

 The proposal compromises a registered fire evacuation route 

 Adverse impact upon privacy and enjoyment of garden space 

 Foul drainage remains unknown 

 Alternative uses would be better. 

 The number of covers proposed does not reflect the parking provision. 

 Schools are located in close proximity 

 Leominster is a deprived area and studies show links between deprivation and clustering of 
fast food takeaway establishments 

 Introduction of a fast food use in such a large and prominent building further erodes 
Leominster’s character. 

 
18 Letters of support have been received during the course of this application. The main points 
are summarised below: 

https://www.herefordshire.gov.uk/planning-and-building-control/planning%20search/details?id=242748&search-term=242748
https://www.herefordshire.gov.uk/planning-and-building-control/planning%20search/details?id=242748&search-term=242748
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 Improves the variety of food outlets and Leominster’s offering 

 Retains the art deco foyer  

 Employment provision 

 Likely to attract people and bring attention to the Town 

 Represents investment in Leominster which could lead to further investment 

 Addition of a big name brand to the town is a positive thing to attract investment and footfall 

 An ongoing use for a building to prevent it falling into disrepair 

 With new housing development, bolstering the Town’s offering is needed 

 KFC brings with it it’s social funding and training initiatives 

 Could act as a meeting place for younger people  

 Other parking options are available nearby 
 

4 general comments have been received during the course of this applications. The main points 
are summarised below: 

 

 National Theatre Association 
 

 We are the national Cinema Theatre Association, as here: Cinema Theatre Association 
 

And wish to comment on this application for the important Clifton cinema in Leominster. Please 
ensure these views are taken fully into account. 

 
History and Architectural Quality 
The Clifton cinema opened on the 3lst October 1936, and was developed as part of the Clifton 
chain by the promoter Sydney Clift. It was designed by the architect Ernest Roberts, who 
designed many fine cinemas across the West Midlands. Its architectural quality is well expressed 
on page 58 of the Appraisal for Leominster Conservation Area. This was recently refreshed to 
support the Heritage Action Zone initiative: 

 
The cinema has an imposing stuccoed concave entrance frontage with a large glazed window 
with deep moulded architrave, at right angles to which is a stepped blank wall against the 
Georgian terrace. Although unlisted, it has a distinctive architectural character while its prominent 
corner location ensures it forms a key element in views looking north along South Street and west 
along Westbury Street (Plate 23). Inside, the circular entrance foyer is very fine, and features an 
outstandingly important original pay kiosk - photo attached. Such kiosks are now extremely rare, 
and the Leominster one must be conserved in any scenario. 

 
Townscape and Planning Status 
The Conservation Area Appraisal makes clear the cinemas importance to Leominster: 

 The map on age 13 shows it as a Landmark building 

 The map on page 75 shows its status as a Non-Designated Heritage Asset 
 

Views of the Cinema Theatre Association 
We have studied carefully the application and note the objection sent on the 11th December by 
Julie Debbage. Town Clerk of Leominster Town Council.  

 
The CTAs views are as follows: 
1. A restaurant for take-away fast food is not the ideal use for a historic cinema, but may be 

justified if it makes possible the retention of other historic features. 
2. The application proposes to use only part of the building: the owners should be encouraged 

to find an appropriate and sensitive use for the upper floor, accessed from the original foyer. 
3. We welcome the proposal to construct the restaurant entrance at the west end of the cinema 

and leave the whole foyer block, with its fine circular interior completely intact. 
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4. The 1936 pay kiosk in the foyer is of outstanding importance and must be conserved in any 
scheme for future use of the building. This should be enforced by Planning Conditions as 
follows: 

5. Two options are possible for the kiosk: that either 1) preferably that it remains in situ as a 
heritage feature; or 2) as a fall-back that the applicant pays for its careful salvage and 
relocation to an appropriate Museum. At least one Museum has expressed serious interest. 

6. The CTA also wishes to salvage one historic sign from the proscenium end of the auditorium. 
The applicant should agree to facilitate this with us. 

 
Please ensure that these points are included in any permission given, and let us know the 
outcome. We are happy to discuss detailed sa1vage arrangements with the cinemas owners. 

 

 Additional comments from National Cinema Theatre Association 
 For the attention of Ms Debra Lewis, Conservation Officer. 
 

Hello: We are the national Cinema Theatre Association and submitted substantive comments on 
this application on the 3rd January 2025. We have now seen the Heritage/Conservation 
comments from Ms Lewis dated the 13th January. 

 
She does not mention the historic paybox, but we would like to draw her attention to it as a major, 
and very rare, feature of the Clifton cinema. Please see points 4 and 5 in our 3rd January 
submission. 

 
We are actively contacting various museums in the hope that they can take and display the 
paybox. But as a fall back, any permission for this application must Condition that the paybox be 
properly conserved in situ in the original foyer.  

 
Please could Ms Lewis e-mail us so we can discuss this: 

 

 Consideration should be had for the tightening of legislation regarding proximity of fast food 
restaurants to schools 

 
6. Officer’s Appraisal 
 

Policy context and Principle of Development  
 
6.1  Section 38 (6) of the Planning and Compulsory Purchase Act 2004 states as follows:  
 

“If regard is to be had to the development plan for the purpose of any determination to be made 
under the Planning Acts the determination must be made in accordance with the plan unless 
material considerations indicate otherwise.”  

 
6.2  In this instance the adopted development plan is the Herefordshire Local Plan – Core Strategy 

(CS). The National Planning Policy Framework (NPPF) is also a significant material consideration. 
It is also noted that the site falls within the Leominster Neighbourhood Area, which published a 
made Neighbourhood Development Plan (NDP) on 29 March 2019.  

 
6.3 Having regard for the principle of development from the change of use of the building from a Sui 

Generis (bingo) use to a mixed Class E(b) / Sui Generis use, policies SS5, LO1, E1 and E5 of 
the Core Strategy and Policies LANP5 and LANP6 of the LNDP are most relevant and set out the 
following provision for development within Leominster. 

 
6.4 Policy SS5 of the CS provides the strategic objections for the statutory development plan for 

Employment provision throughout the county. Traditional employment sectors including food and 
drink manufacturing and farming and associated agricultural employment is also supported. The 
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diversification of the business base through a variety of schemes can be facilitated where it can 
be demonstrated to not have an adverse impact upon the community or local environment. 

 
6.5 Policy LO1 sets out that new development in Leominster town centre, for schemes providing 

employment provision will be encouraged where they maintain and enhance the viability and 
vitality of the Town Centre. Proposals should also ensure that they do not adversely impact upon 
the air quality management area of Bargates, do not undermine water quality targets and 
demonstrate appropriate engagement with the community. 

 
6.6 Policy E1 states that the focus for the provision of employment within the county is to provide a 

range of locations, types and sizes of employment buildings, land and offices to meet local needs. 
Larger employment site proposals should be directed to the employment bases of Hereford and 
the Market Towns. Proposals that enhance the employment provision or help diversify the local 
economy will be supported by policy E1 where the proposal is appropriate in connectivity, scale 
and design, makes better use of previously developed land and provides opportunity for new 
office space in appropriate locations. 

 
6.7 Policy E5 of the CS outlines measures to protect and enhance the vitality of town centre locations 

as retail, commercial, leisure, cultural and tourism places. Proposals which contribute to these 
aims will be supported by policy E5 where they do not adversely affect the primary functions of 
town centres as shopping destinations and are of a scale and design commensurate to the town 
centre location. 

 
6.8 Policy LANP5 of the LNDP encourages business development within the existing designated 

employment areas, including the Enterprise Park as well as small live/work units and small 
businesses on existing employment sites. Supportable proposals should include new ancillary 
space for recycling, utilise low-carbon energy sources and green areas/planting. Proposals 
seeking to improve existing business premises and those seeking to improve Leominster’s 
tourism offering and the sensitive regeneration of historic buildings is also supported. 

 
6.9 Policy LANP6 of the LNDP sets out provisions for development within the designated Town 

Centre of Leominster of which the application is part of. LANP6 sets out that retail, office, 
commercial, cultural and tourism uses will be encouraged, subject to policies E5 and E6 of the 
CS. LANP6 also sets criteria development should meet in order to be supported by the policy. 
Relevant criteria includes the sympathetic re-use of and improvement of existing premises, new 
shop frontages should be in-keeping with traditional shop frontages, distinctive building features 
retained, secure areas for rubbish, appropriate signage and surfacing. 

 
6.10 Having regard for the proposal, the application seeks to utilise an existing but currently unused 

building, located within the designated Town Centre, retaining its historic features, to be used for 
purposes likely to generate new employment opportunities for the Town. As such, the proposed 
development is found to accord with policies SS5, LO1, E1 and E5 of the CS and Policies LNAP5 
and LANP6 of the LNDP subject to an appraisal of the relevant material planning considerations 

 
6.11 Policy SC1 of the CS sets out that facilities including public halls, arts and cultural facilities, 

including theatres, public art and heritage centres, together with public houses, local shops and 
similar are all considered to be relevant within the bounds of policy SC1. Support is offered to 
proposals to protect and/or enhance community infrastructure. It goes on to state that Existing 
facilities will be retained, unless it can be demonstrated that an appropriate alternative facility is  
available, or it can be shown that the facility is no longer required, viable or is no longer fit for 
purpose; and where appropriate, it has been vacant and marketed for community use without 
success. 

 
6.12  Policy LANP12 of the LNDP states that community facilities and services, such as community 

centres, buildings, health centres, and halls, will be protected for community uses. 
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Redevelopment for non-community uses will only be permitted where there is no longer a proven 
need for the existing use or alternative provision is available elsewhere in the town. 

 
6.13 Appendix 3 of the Leominster NDP identifies Cinema/Bingo halls as community facilities and 

therefore the proposal to change the current use of the building as a bingo hall, to a fast food 
restaurant in not supported. To address this the application provides commentary on this policy 
tension within the submitted design and access statement. It states that the last use of the building 
as a bingo venue was October 2022. The design and access statement confirms that the building 
was placed on the market in September 2022 until March 2024 when the applicant completed the 
purchase. Having regard for policies LANP12 as well as SC1, the building has undergone a 
marketing exercise, having ultimately been acquired by the applicant, who confirms within their 
submitted design and access statement that that during this 18 month period, no interest was 
received from bingo hall or cinema operators.  

 
6.14 Policy LANP18 sets out provisions to improve Leominster as a tourist attraction and measures to 

achieve this including proposals that enhance visitor facilities and experience and re-use and 
improvement of key historic properties that currently have a particularly negative impact on the 
quality of the Town Centre environment. 

 
6.15 In addition to this, the National Planning Policy Framework, together with Planning Practice 

Guidance, material considerations in their own right, specifically addresses public health in 
relation to fast food restaurants and their provision within the community. Paragraph 97 of the 
NPPF states that Local Planning Authorities should refuse applications for hot food takeaways 
and fast food outlets within walking distance of schools and other places where young people 
congregate, unless the locations is within a designated town centre, or in locations where there 
is evidence that a concentration of such uses is having an adverse impact upon local health, 
pollution or anti-social behaviour. As per policy LANP6 of the Leominster NDP, the application 
site is located within a designated town centre location and therefore accords with paragraph 97 
of the NPPF. 

 
6.16 PPG guidance regarding health and wellbeing states in paragraph 004 that planning policy and 

supplementary planning documents can, where justified, seek to limit the proliferation of particular 
uses where evidence demonstrates that this is appropriate. No such evidence base is available 
to the LPA to suggest that an over-provision of fast food restaurant uses exist within Leominster 
or specifically indicating high levels of obesity, deprivation or health inequalities in specific 
location. Paragraph 004 goes on to state that proposals may need to have particular regard to 
proximity to school and young people, odour and noise, traffic impacts and refuse/litter. Such 
considerations are appraised below. 

 
6.17 Overall, having regard to the policies set out above, relevant to the principle of development for 

the change of use to a Class E(b) / Sui Generis hot food takeaway use, the proposal is found to  
accord with the provisions set out within these policies, subject to an appraisal of the relevant 
material planning considerations.  

 
Highways: 
 
6.18 Policy SS4 of the CS sets out the strategic context for highways matters in regard to development 

management. It states that new developments should be designed and located to minimise 
impacts upon the transport network and facilitate a genuine choise of mods of transport. It goes 
on to set out that development proposals likely to generate high journey numbers should be in 
sustainable locations and accessible by a range of modes of tranportation. 

 
6.19 Policy MT1 of the CS requires that all development proposal take into full consideration their 

potential impact upon the local highway network, including and effects on highways safety, traffic 
management and to include measure where appropriate to encourage sustainable and active 
forms or transportation. 
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6.20 Policy LANP19 of the LNDP addresses Leominster’s community and highway infrastrucure needs 

within the context of development management decision making. The relevant provisions within 
policy LANP19 state that where appropriate, development proposals should include measure 
aimed at reducing the need to travel as well as prioritise the needs of pedestrians and then cyclists 
over the needs of other transport users. 

 
6.21 In the context of this application, it is important to note that the application site benefits from an 

existing lawful use as a bingo hall and the baseline from which to appraise material planning 
considerations, including highways impact should be in the context of this existing lawful use. 

 
6.22 In regard to highways considerations, the proposal was reviewed by the LPA’s Highways 

engineers and concerns were raised about the application relating to services/ deliveries, the Lay-
by/Bus stop opposite the site, parking provision and the junction/access arrangement. In 
response to thee concerns, the application has been amended to overcome these concerns. 

 
6.23 The amended plans proposed have been reviewed by the LPA’s Highways teams, confirming that 

servicing and delivery vehicles can be accomodated within the site. Subject to conditions 
restricting the use of the car park to staff, disabled spaces, general servicing and delivery drivers, 
provision of suitable cycle storage and construction of the vehicular access, LPA’s Highways team 
have confirmed they have no further objections ot the proposed development. 

 
6.24 On the basis of the LPA’s Higwhays teams comments, the proposal is therefore considered to be 

achieveable without adverse imapcts upon highways safety and traffic management to a degree 
that would be contrary to policies SS4 or MT1 of the core strategy, policy LANP19 of the LNDP 
or chapter 9 of the NPPF. Additionally, the application site is sustainably located within the 
designated Town Centre, adjacent to the the town bus station, and offers space to park bicycles, 
while limiting customer parking, directly prioritising sustainable modes of transport over that of 
private vehicles, as per policy LANP19 of the NDP. 

 
Ecology and Drainage: 
 
6.25 Policy SS6 of the CS outlines the strategic view the Local Planning Authority (LPA) should take 

in determining development management decisions with regards to the quality of the environment 
and those natural assets which make the County distinctive. As such, development proposals 
should demonstrate the conservation and enhancement of those environmental assets that 
contribute towards the distinctiveness of Herefordshire. This includes settlement pattern, 
landscape, biodiversity and heritage assets. 

 
6.26 Policy LD2 of the CS specifically deals with Biodiversity and Geodiversity considerations when 

determining development proposals with the LPA area. It states that development proposals 
should conserve, restore and enhance the biodiversity and geodiversity assets of Herefordshire 
by protecting, restoring and/or enhancing biodiversity and geodiversity assets within the remit of 
the proposal. 

 
6.27 Policy LD3 of the core strategy states that development proposals should protect, manage and 

plan for the preservation of existing and the delivery of new green infrastructure. This should be 
achieved by identifying and retaining green infrastructure corridors and linkages, including 
protecting valued landscapes, tree, hedges, woodlands and water courses, providing of on-site 
green infrastructure especially which enhance the network and by also integrating and connecting 
to existing green infrastructure networks. 

 
6.28 The proposal lies within the hydrological catchment of the River Wye/Lugg SAC and therefore 

any development would be required to demonstrate with scientific and legal certainty the 
development proposal would not lead to an increase in phosphates entering the SAC. The 
application has been reviewed by the LPA’s Ecology team, confirming that this is a commercial 
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development with no overnight accommodation, with previous commercial use as a bingo hall. In 
accordance with Natural England guidance the application is therefore not required to 
demonstrate nutrient neutrality and no Habitat Regulations Assessment (HRA) is necessary. The 
LPA’s Ecology team did not raise any other concerns in respect to local ecology and with no other 
evidence to suggest any adverse impacts on protected species or local ecology interests, the 
application is subsequently deemed to accord with policy LD2 of the CS and chapter 15 of the 
NPPF. 

 
6.29 The application form currently states that the existing drainage arrangement on the site 

discharges surface water run-off into the mains sewer. Welsh Water have requested that no 
additional surface water run-off be connected to the sewerage system and controlled via 
condition. The application site is largely impermeable surface already and therefore additional 
surface water run-off unlikely, however, in order to secure this as requested, the condition as 
suggested by Welsh Water is recommended. 

 
6.30 The proposal does not seek to alter or otherwise change the foul or surface water drainage 

arrangements on site. Welsh water have confirmed that capacity exists to manage the proposed 
flows. They recommend conditions be attached and these are attached to ensure compliance 
with policies SD4 and SD3 of the Core Strategy.  

 
6.31 As shown with the relevant planning history associated with the site, there was formerly a Copper 

Beach tree within the application site, benefitting from a Tree Preservation Order. In consultation 
with the LPA’s Tree officer, works were approve in 2017 to remove this tree which has since been 
carried out. No other constraints have been raised on site by the LPA’s Tree Officer.  The 
application, due to its nature, is exempt from the need to provide biodiversity net gain since the 
site contains no onsite habitat with a value greater than zero, whereby the application is deemed 
as ‘Di Minimis’, under Regulation 4 of The Biodiversity Gain Requirements (Exemptions) 
Regulations 2024 

 
6.32 Landscape, townscape, design and Build Heritage: 

The application site lies within the designated Town Centre of Leominster as well as the 
Leominster Conservation Area. The site acts as a prominent building deliniating the shopping 
core of the town. Having regard for landscape sensitivity and prominance of the site, policies SS6 
and LD1 are relevant. 

 
6.33 Policy LD1 of the CS requires proposals to demonstrate that character of the landscape and 

townscape has positively influenced the design, scale, nature and site selection, protection and 
enhancement of the setting of settlements and designated areas. 

 
6.34 Policy SD1 outlines the need for development proposals to create safe, sustainable, well 

integrated environments for all the community. Proposals should make efficient use of land and 
use sympathetic design to maintain local distinctiveness by using architectural detailing, and 
materials and respecting size, scale, massing and settlement pattern. Development should 
safeguard residential and public amenity and use physical sustainability practices in design as 
well as achieve or provide the ability for future implementation of active measures such as 
renewable energy solutions, efficient water management.  

 
6.35  As set out above, the application site is currently vacant having not had the benefit of ongoing 

maintenance for a number of years, especially noticable towards the West of the site, in the 
parking area. The proposal sets out to utilise the building and surrounding curtilage, securing on-
going maintenance for the building, while retaining the prominent and historically and visually 
important art-deco façade. The proposal seeks to insert six new openings into the South 
elevation, but proposes to retain the architectural brick detailing within the South elevation. 
Signage is proposed to be limited to one sign, away from the brick detailing and on the second 
storey. While the changes proposed divert from the existing building, the new openings break up 
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the existing stark brick wall fronting the roadside, leading to a less domineering apperance and a 
more cohesive relationship with the street scene and public domain. 

 
6.36  The majority of the changes are proposed to what is currently the rear (West) elevation, away 

from the historic and visually important front and side elevations.These changes include the 
demolition of some of the elevation to simplify the façade and internal changes, while retaining 
the front and internal entrance in-situ. 

 
6.37 Having regard to the  proposals design and impact upon the townscape, notwithstanding the 

designated conservation area the site lies within, the proposal is deemed to preserve the most 
important elements and details of the building while bringing back into use and therefore routine 
maintenance. The works to the parking area will improve upon the existing state of the site, 
formalising the space to better reflect the central town location. Additionally, the proposed site 
plan indicates areas of additional planting on site which is a welcome addition and is 
recommended to be secured via condition. Overall the proposal is found to accord with policies 
LD1 and SD1 of the CS and policy LANP14 of the LNDP. 

 
6.38 Being sited within the designated Leominster Conservation Area, policy LD4 is also relevant. 

Policy LD4 of the CS states that development proposals affecting heritage assets and/or the wider 
historic environment should aim to protect, conserve and where possible enhance such assets 
and their setting, in a manner appropriate to their significance. This policy reflects the aims of 
Chapter 16 of the NPPF to conserve and enhance the historic environment during the 
management of development proposals. 

 
6.39 Following amendments to the proposed works to limit the creation of openings to the South 

elevation first floor which in doing so, preserves some of the ornamental brick detailing, which 
contributes significantly to the historic context of the building and wider setting. As such, subject 
to a condition to secure the flues being finished in a matt black, the Councils Historic Buildings 
Officer has confirmed no objection to the proposed development, having regard to policies SS6, 
LD1 and LD4 of the CS, together with policy LANP14 of the LNDP, chapter 16 of the NPPF and 
the Planning (Listed Buildings and Conservation Area’s) Act 1990. 

 
6.40 Environmental Health, Air Quality and Amenity: 

The application seeks to functionally change the use of the building from a Sui Generis use as a 
bingo hall to a mixed use falling within Class E(b) / Sui Generis. Policy SD1 of the Core Strategy 
sets out the design expectations of development within the county as well as provision for 
protecting the public and private amenity of surrounding uses from unacceptable impacts upon 
development. Those relevant to this application include Noise, Light and air quality. 

 
6.41 Having regard to matters of noise and light pollution from the proposed development, concerns 

relating to the impact upon private residential amenity as well as public amenity have been raised. 
The application site is located within a designated town centre location and benefits from an 
existing lawful use as a bingo venue. Having reviewed the planning history associated with this 
lawful use, no restrictions on opening hours or other matters relating to noise and/or light exist for 
the site. Therefore, consideration of the impacts the proposed use may have upon amenity can 
only be take from the existing base line. 

 
6.42 The works proposed do facilitate new openings within the South and West elevations of the 

building which is likely to lead to increased levels of light spill from the internal lighting. 
Additionally, some openings to the North elevation are proposed to be closed off leading to less 
light spill to the direction of private amenity space for the neighbouring properties.  

 
6.43 The proposed openings to the South elevation face the public highway, lit by street lighting and 

the West elevation which faces the exit to the Town bus station. The proposed is considered to 
impose an adverse imapct upon public or private amenity by virtue of excess light to a degree 
that would be contrary to policy, having particular regard for it’s Town Centre location. Given the 
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context of the site, the level of light spill from the proposed openings is unlikely to lead to an 
adverse impact upon private residential amenity to a degree that would be contrary to policy. A 
condition to control external lighting is proposed, in order to protect private and public amenity in 
perpetuity.  

 
6.44 During the consultation period, concerns have been raised in regard to the signage that could be 

used upon the external elevations of the building and whether they would be illuminated. The 
plans proposed do also show areas to the external elevations set aside for signage. However, it 
is important to clarify that the application site lies within the Leominster conservation area and 
would otherwise require separate advertisement consent to erect external signage. The 
application here does not grant consent for the erection of any external signage. An informative 
is recommended on the decision notice to the effect. 

 
6.45 Letters of representation have also been submitted, raising concerns in relation to noise from the 

proposed extractor unit to be installed upon the North elevation. The North elevation is known to 
be adjacent to private amenity space for neighbouring buildings and as such the proposed unit 
could increase the level of noise experienced beyond the existing lawful baseline.  

 
6.46 The LPA’s Environmental Health (Noise/nuisance) have reviewed the application and concur with 

the concerns raised in the submitted representation but advised that conditions securing details 
and/or mitigation in relation to Noise, odour, litter and vermin, the can overcome these concerns. 
Conditions include the provision an environmental noise survey, impact assessment and 
appropriate mitigation, including details of mechanical services unit(s), type and maintenance 
schedule of the odour filtration system, littler management plan and pest control management 
plan. 

 
6.47 During the consultation periods, a number of representations and a consultation response 

outlined the presence of the Bargates Air Quality Management Area, designated to address a 
breach of acceptable levels of NO2 within the area. The area covers the junction between Dishley 
Street and the A44, approximately 130m from the application site and is in place due to heavy 
traffic causing air quality concerns. The LPA’s Environmental Health (Air Quality) team requested 
information to be submitted in order to address these concerns fully, specifically in relation to 
clarifying likely additional vehicle movements as a result of the proposed use to allow an 
assessment of the potential air quality impacts.  

 
6.48 Since requesting this information, the application has been amended to limit the use of the car 

parking area to employees, delivery vehicles and delivery drivers. This approach was to secure 
highway safety within the local highway network, but also limits vehicle trips specifically to the 
site. In addition to this, the lawful use of the site as a bingo hall seating a large number of people 
is the base for which to consider the likely impact of the proposed use upon the highways network. 
The capacity of the bingo hall exceeds 100 people as shown within the marketing material for the 
property, attached to amended highways information received on 13 March 2025. 

 
6.49 On the basis that the application site is located within the designated Town Centre of Leominster 

and the policy context significantly directing Class E retail and other commensurate Town Centre 
uses towards town centres to protect their viability and vitality, it is not considered proportionate 
to require the application to provide such a level of detail, given the existing lawful use. Separate 
control mechanisms for pollution is deemed sufficient in this context. 

 
6.50 The proposed development has the capacity to generate extra refuse, above which the current 

use of the building is likely to generate. The LPA’s Planning Obligations Supplementary Planning 
Document directs that the development proposal here is not considered to require to contribute 
via a Section 106 planning obligation. However, it is recommended that a litter management plan 
including the provision of suitable refuse bins for both customer and commercial waste is provided 
and maintained, via condition together with a pest control management plan as per the 
Environmental Health Officer (noise and nuisance) team consultation response. 
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6.51 Other matters: 

Letters of representation raised issues relating to the use of a neighbouring property using the 
parts of the application site as part of a registered fire escape route. However, correspondence 
from the applicants solicitor, corroborated by land registry correspondence confirms that no legal 
right of access exists in order to facilitate this escape route. Notwithstanding the above, this would 
be considered a civil matter outside the remit of development management. 

 
6.52 Additionally, the letters of representation have raised concerns about the proposed development 

having the potential to create elevated levels of anti-social behaviour in the immediate 
surrounding area. However, the site is currently underutilised with areas of land most benefiting 
from passive surveillance due to an inactive use. The proposal is to create two units consisting of 
a Class E(b) use (Hot food takeaway), located within a town centre and also provides to utilise 
another vacant plot. Having regard for the nature of the use and it’s location, together with the 
provision of a more formalised and well surveilled site, the application is not considered to 
promote an increase in anti-social behaviour. 

 
6.53 Conclusion: 
 

There are no other matters considered to be material to the determination of this application and 
given the proposal is found to accord with the relevant policies contained within the statutory 
development plan and the provisions of the NPPF the proposed change of use from a Sui Generis 
(Bingo hall) use to units consisting of a Class E(b) use and associated works are accordingly 
recommended for approval subject to the conditions detailed below. 

 
RECOMMENDATION 

 
That planning permission be granted subject to the following conditions and any other 
further conditions or amendments to conditions considered necessary by officers named 
in the scheme of delegation to officers: 

 
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 hereby approved shall be carried out strictly in accordance with the 
approved plans (Unnumbered Site location Plan (received 24/10/2024), 
0000/2023/G121 Rev F – Proposed site plan, 0000/2023/G100 Rev E – Proposed GF 
general arrangement, 0000/2023/F100 Rev D – Proposed FF general arrangement, 
0000/2023/G212 Rev D – Proposed external elevation A&B, 0000/2023/G213 Rev C – 
Proposed external elevations C&D) and the schedule of materials indicated thereon. 
 
Reason: To ensure adherence to the approved plans and to protect the general 
character and amenities of the area in accordance with the requirements of Policy 
SD1 of the Herefordshire Local Plan – Core Strategy, policies LANP6 and LANP14 of 
the Leominster Neighbourhood Development Plan and the National Planning Policy 
Framework. 
 

3. Prior to the first use of the development hereby approved, an Environmental Noise 
Assessment to include a survey of the existing noise levels on site (including night 
time), details of mechanical services equipment along with predicted noise levels 
with an impact assessment and appropriate mitigation for each of the identified noise 
sources shall be submitted to and approved in writing by the Local Planning 
Authority.  
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Works shall be carried out in accordance with the approved details and the 
development shall be carried out thereafter in accordance with the approved details. 
 
Reason: To safeguard the amenity of the area in compliance with Policy SD1 of 
Herefordshire Local Plan – Core Strategy, policy LANP5 of the Leominster 
Neighbourhood Development Plan and the National Planning Policy Framework. 
 

4. Prior to the first use of the development hereby approved, details of each separate 
extract flue proposed, including the type of filtration system, length of internal 
ductwork, residence time of flue gases, height of terminus, and maintenance 
schedule, shall be submitted to and approved in writing by the Local Planning 
Authority. 
 
The development shall be carried out thereafter in accordance with the approved 
details. 
 
Reason: To safeguard the amenity of the area in compliance with Policy SD1 of 
Herefordshire Local Plan – Core Strategy, Policy LANP5 of the Leominster 
Neighbourhood Development Plan and the National Planning Policy Framework. 
 

5. Prior to the first use of the development hereby approved, a Litter Management Plan, 
including plans for the provision of public waste bins within the site and commercial 
waste generated from the site shall be submitted to and approved in writing by the 
Local Planning Authority. 
 
The development shall be carried out thereafter in accordance with the approved 
details. 
 
Reason: To safeguard the amenity of the area in compliance with Policy SD1, of 
Herefordshire Local Plan – Core Strategy, policy LANP5 of the Leominster 
Neighbourhood Development Plan and the National Planning Policy Framework. 
 

6. Prior to the first use of the development hereby approved, a Pest Control 
Management Plan shall be submitted to and approved in writing by the Local 
Planning Authority. 
 
The development shall be carried out thereafter in accordance with the approved 
details. 
 
 Reason: To safeguard the amenity of the area in compliance with Policy SD1 of 
Herefordshire Local Plan – Core Strategy, Policy LNAP5 of the Leominster 
Neighbourhood Development Plan and the National Planning Policy Framework. 
 

7. Prior to the first use of the development hereby approved, full details of a scheme for 
the provision of covered and secure cycle parking facilities within the curtilage of the 
development shall be submitted to and approved in writing by the Local Planning 
Authority. 
 
The covered and secure cycle parking facilities shall be carried out in 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 to the requirements of 
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Policies SD1 and MT1 of Herefordshire Local Plan – Core Strategy and the National 
Planning Policy Framework. 
 

8. All planting, seeding or turf laying in the approved plans (0000/2023/G121 Rev F) shall 
be carried out in the first planting season following completion of the development. 
Any trees or 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 soft landscaping approved by local 
planning authority in order to conform with policies SS6, LD1 and LD3 of the 
Herefordshire Local Plan - Core Strategy, policy LANP9 of the Leominster 
Neighbourhood Development Plan and the National Planning Policy Framework. 
 

9. The construction of the vehicular access shall be carried out in accordance with a 
specification to be submitted to and approved in writing by the local planning 
authority, at a gradient not steeper than 1 in 12. 
 
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. 
 

10. The use hereby permitted shall not be open to customers outside the hours of [0900 
to 2300] Sundays to Thursdays and [0900 and 2330] Fridays and Saturdays. 
 
Reason: To safeguard the amenities of the locality and to comply with Policy SD1 of 
the Herefordshire Local Plan – Core Strategy, policy LANP5 of the Leominster 
Neighbourhood Development Plan and the National Planning Policy Framework. 
 

11. The use of the car park as identified on plan number 0000/2023/G121 Rev F shall be 
carried out strictly in accordance with the submitted Car Parking Management Plan 
(Received 31/07/2025). 
 
Reason: In the interests of highway safety and traffic management and to conform to 
the requirements of Policy MT1 of Herefordshire Local Plan – Core Strategy and the 
National Planning Policy Framework. 
 

12. All servicing and deliveries to the site shall take place within the designated on-site 
areas as shown on the approved plans within the Car Parking Management Plan 
(received 31/07/2025).  
 
Reason: In the interests of highway safety and traffic management and to conform to 
the requirements of Policy MT1 of Herefordshire Local Plan – Core Strategy and the 
National Planning Policy Framework. 
 

13. All external soil and vent pipes, waste pipes, rainwater goods, boiler flues and 
ventilation terminals proposed shall be supplied or painted matt black and 
maintained as such thereafter. 
 
Reason: To safeguard the architectural interest and character of the building as a 
non-designated heritage assets and the character of the Leominster Conservation 
Area under Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 
1990 in accordance with policy LD4 of the  Herefordshire Local Plan -  Core Strategy, 
Policy LANP14 of the Leominster Neighbourhood Development Plan and the National 
Planning Policy Framework 
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14. No surface water from any increase in the roof area of the building /or impermeable 
surfaces within its curtilage shall be allowed to drain directly or indirectly to the 
public sewerage system. 
 
Reason: To prevent hydraulic overloading of the public sewerage system, to protect 
the health and safety of existing residents and ensure no pollution of or detriment to 
the environment and to accord with policy SD3 and SD4 of the Herefordshire Local 
Plan – Core Strategy. 
 

 
INFORMATIVES: 
 
1. The approved use should investigate an adequate grease trap to be fitted, in 

accordance with environmental health regulations, and maintained thereafter so as 
to prevent grease entering the public sewerage system. 
 
The applicant may need to apply to Dwr Cymru / Welsh Water for any connection to 
the public sewer under S106 of the Water industry Act 1991. If the connection to the 
public sewer network is either via a lateral drain (i.e. a drain which extends beyond 
the connecting property boundary) or via a new sewer (i.e. serves more than one 
property), it is now a mandatory requirement to first enter into a Section 104 Adoption 
Agreement (Water Industry Act 1991). The design of the sewers and lateral drains 
must also conform to the Welsh Ministers Standards for Gravity Foul Sewers and 
Lateral Drains, and conform with the publication "Sewers for Adoption"- 7th Edition. 
Further information can be obtained via the Developer Services pages of 
www.dwrcymru.com 
 
The applicant is also advised that some public sewers and lateral drains may not be 
recorded on our maps of public sewers because they were originally privately owned 
and were transferred into public ownership by nature of the Water Industry (Schemes 
for Adoption of Private Sewers) Regulations 2011.  The presence of such assets may 
affect the proposal.  In order to assist us in dealing with the proposal the applicant 
may contact Dwr Cymru Welsh Water to establish the location and status of the 
apparatus. Under the Water Industry Act 1991 Dwr Cymru Welsh Water has rights of 
access to its apparatus at all times. 
 
In accordance with National Planning Policy Framework (Edition 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. 
 
 

2. All nesting birds, their nests, eggs and young are protected by law 
and it is an offence to: 
 

 intentionally kill, injure or take any wild bird 

 intentionally take, damage or destroy the nest of any wild bird whilst it is 
in use or being built 

 intentionally take or destroy the egg of any wild bird 

 intentionally (or recklessly in England and Wales) disturb any wild bird 
listed on Schedule1 while it is nest building, or at a nest containing eggs 
or young, or disturb the dependent young of such a bird.  The maximum 
penalty that can be imposed - in respect of a single bird, nest or egg - is a 
fine of up to 5,000 pounds, six months imprisonment or both. 
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The applicant is therefore reminded that it is an offence under the Wildlife and 
Countryside Act 1981 (as amended) to remove or work on any hedge, tree or building 
where that work involves the taking, damaging or destruction of any nest of any wild 
bird while the nest is in use or being built, (usually between late February and late 
August or late September in the case of swifts, swallows or house martins). If a nest 
is discovered while work is being undertaken, all work must stop and advice sought 
from Natural England and the Council's 
Ecologist. 
 

3. This permission does not authorise the display of any advertisements on the site 
(including any shown on the plans accompanying the application).  Separate 
application should be made to Herefordshire Council in accordance with the Town 
and Country Planning (Control of Advertisements)(England) Regulations 2007. 
 

 
 
Decision:  ..............................................................................................................................................  
 
Notes:  ..................................................................................................................................................  
 
 ..............................................................................................................................................................  
 
Background Papers 
 
None identified. 
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