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Dear Ms Carlisle, 

P204242 Warham Court Farm, Breinton, Hereford HR4 7PF. Demolition of existing barns within the 

grounds of a Listed Building. Proposed new farm shop and cafe and office accommodation buildings 

with associated car parking area. (P202243 – listed building consent) 

Breinton Parish Councillors re-considered these applications on 19 January 2022 in the light of your 

further consultation, the new information provided by the applicants as well as the additional 

comments provided by Herefordshire Councils officers / statutory consultees. 

The Council remains absolutely opposed to this application for the reasons set out in our letter to Mr 

Wagner of February 2021 (unfortunately incorrectly dated 2 December 2021 for which we apologise) 

that covered the Council’s discussions on 13/1/21. These reasons are 

• The lack of economic benefits – please also see our concluding comments to this letter 

• Serious doubts about the environmental sustainability 

• Significant adverse transport and highway impacts 

• The irrelevance of the previous planning consent – never acted upon 

• Doubts over the future of the community farm, and 

• Inconsistencies within the various documents 

 

We will not repeat these at length. Despite the passage of time we are surprised and dismayed that 

so little has been done to address our concerns by the applicants. However, we note that in more 

recent, additional, documentation:  

• The number of employees has altered 

• The business hours are now given 

• Parking spaces have been reduced 

• Provision for cycles is now being made and that 

• There is now a surface and foul water scheme 

• The changes that have been in the last 12 months are largely factual and do not alter the 

fundamental points we made in 2021 that remain valid today 
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The Council’s purpose in writing again is to focus on the additional information provided by the 

applicants various agents which we actually feel strengthen our original objections 

 

Highways 

We now have the benefit of a 68 page Technical letter and appendices from Cotswold Transport 

Planning together with the additional comments from Highways Officers which councillors have 

studied closely. These focus on the potential trip generation should the site be developed and the 

major proposal is the construction of three lay byes east of the site towards Hereford city in an attempt 

to mitigate the impact of increased traffic. In doing so the applicants explicitly acknowledge the 

potential for vehicle conflict (but in our view underestimate it, especially with growing numbers of 

silent electric vehicles) but no mention is made of conflict with much more vulnerable walkers, dog 

owners. Joggers, runners, cyclists (for whom provision is now to be made on site) or horse riders. As 

we have said before it delights the Parish Council that these lanes are used every day by ever-

increasing numbers of people from the local area, including many from the city for whom Breinton 

has always been the nearest and most accessible unspoiled countryside within easy walking distance. 

Indeed there is access to and from the Wye Valley Way just west of Warham Court Farm and this 

attracts visitors from much further afield. These safety concerns are certainly not mitigated by the 

provision of three lay byes. 

We note that no mention is made of who will pay for all these works and that one is to be located on 

highways land in Hereford city, not Breinton i.e. not currently under the applicants ownership. Two 

further points: 

 

1) The document deals solely with access from Hereford city in the east via Broomy Hill. 

This cannot possibly be enforced and vehicles, possibly including heavy delivery 

lorries, will be able to approach from the west along the narrow, winding C and U class 

lanes of Breinton Parish. Indeed, users of the site will also be able to turn west to leave 

the site into rural Breinton. All the documents and professional comments ignore this 

probability, it Is not recognised nor are there any mitigation measures explored or 

proposed to the west. This omission is yet another major flaw in this application 

 

 As we have said before Breinton’s highway network is extremely constrained network 

consisting entirely of narrow, twisting single-track, with an extremely limited number 

of metalled passing places and numerous blind bends. Despite the parish Council’s 

wishes they are still governed by the national speed limit of 60mph.  

2) The trip generation work for the proposed new offices estimates 57 two-way trips per 

day during office hours (assumed but not enforceable as being between 8am and 6pm 

Mondays to Fridays). Breinton Parish Councillors dispute the appropriateness of this 

TRICS based analysis and hence the likely accuracy of the results. The sites selected 

for comparison are edge of town in England and Wales, not rural as is Breinton and 

two are described as being in industrial or commercial zones which Breinton certainly 

is not. 

 



The trip generation work for the proposed café and farm shop is even more suspect 

in our view. TRICS is not used for staff generated trips which are assumed to be 20 per 

day. For patrons, the report’s authors acknowledge the limited survey data that is 

available  for such sites, that surveys that so exist often include other uses and that 

the majority are quite dated. Covid is cited as a reason why it has not been possible to 

undertake new and more appropriate surveys. As a result the only site selected for 

comparison is in Scotland, the population within 5 miles is in the range of 5001 – 25000 

and car ownership is estimated to be between 0.6 and 1.0. This is simply not 

comparable with Warham Court Farm where a minimum of 50,000 people live within 

5 miles, the vast majority just to west in Hereford. 

 

In summary it is estimated that 155 extra two way trips will be generated if this 

development is permitted between 7am and 7pm. The current figure measured by the 

actual traffic counts taken for a late autumn week averages 72. We are far from 

convinced that one week at that time of year gives an adequate picture. However, 

using the data provided the new total could thus be 222 trips. While this may 

technically be within the lanes capacity with the proposed passing places it is actually 

three times the current number, something that will certainly be noticed by the 

residents of Broomy Hill to the east and the scatter of dwellings to the east in Breinton. 

The significance of this increase should not be dismissed nor should its impact. The 

conclusion that the increase in motorised traffic  “will not result in an unacceptable 

impact on highway safety or a severe impact on the adjacent highway network, and 

therefore the proposal does not conflict with paragraph 109 of the NPPF” is barely 

credible.  

 

Cotswold Transport Planning boldly assert that there are no highways and 

transportation reasons to prevent Herefordshire Council recommending approval of 

this application. Breinton Parish Council profoundly disagrees 

Environmental sustainability 

Breinton Parish Council’s 2021 objection included the issues of drainage and sewerage arrangements. 

The recent addition of the Surface and Foul Water scheme to the documentation supporting this 

application provides the opportunity to re-enforce our objection. We note that this four page 

document has been prepared by the applicants architect/agent and not by a specialist consultancy. 

We believe it to be totally inadequate and very far from a comprehensive justification for the existing 

surface and foul water scheme as claimed 

 

We are surprised that there are still no comments from Natural Resources Wales as previous 

requested by Welsh Water nor are the views of either the Environment Agency or Natural England be 

sought apparently. These gaps seem particularly strange to us given that Warham Court Farm borders 

the River Wye SAC to the south and the recent national concerns about polluted rivers that focussed, 

in particular on the poor state of the River Wye. Welsh Water’s preferred solution for surface disposal 

is for all onsite options to be explored and exhausted before water is moved elsewhere but this does 

not seem to be the approach adopted by the Applicant. 

 



Inadequate ditch maintenance has been of particular concern to the Parish Council for some years 

now particularly to the west of Warham Court Farm close to Warham House. This ditch leads directly 

into the River Wye via what was formerly a picturesque dingle – landscape feature – in the Grounds 

of the House. We understand that there was an investigation into pollution by the Environment 

Agency last year. It would appear that water was accumulating in the fields into which any overflow 

from the pond system at Warham Court Farm would go if the system’s capacity were ever to be 

exceeded. These fields seem to be very waterlogged even today. This is the very system that is 

proposed to handle the additional water from the new development. Can we be assured that this 

system is truly adequate and running properly for the new purpose and will provide adequate 

protection for a very sensitive environment that is already suffering degradation? 

 

We would also point out that the lay byes will involve the removal of mature hedgerows. These are 

included in the Breinton Neighbourhood Development Plan map of Green Infrastructure (Figure 6). 

Policies B11 and B15 are relevant so great care should be taken to replace any lengths that are 

removed in an appropriate way. 

 

Concluding comments – no economic case 

 

In 2021 we criticised the lack of information about the proposed developments economic benefits. 

We are even more concerned now. If this application is approved the capital investment will clearly 

be sizeable. The shop and café are expected to support 5FT and 10PT staff and the opening hours have 

been increased to between 9am and 6pm, seven days per week. The ongoing running costs will be 

considerable. Are we supposed to accept that all this will be supported by the revenue from four office 

rents and 222 two way journeys a day? Even this total is inflated with journeys to work by staff and 

the office workers.  

 

In the absence of any sensible information to judge the economic viability of this proposal Councillors 

continue to assert that it is not possible to strike the necessary Planning Balance with the applications 

environmental (potential harms as well as benefits?) and social (doubtful?) attributes. Based on the 

site's 'planning history' it would be reasonable to wonder might not the applicant be setting up the 

proposal to fail in due course, thus enabling a future expansion or 'change of use' application perhaps 

always intended.   

 

Kind regards 

 

 

 

Emily Godsall 

Clerk, Breinton Parish Council 

 

   

 

 

 

 



 

 


