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1 IntroductionIntroductionIntroduction
1.1 This document comprises a full planning application for a new barn at the Grade II* listed Poston House.This document comprises a full planning application for a new barn at the Grade II* listed Poston House.This document comprises a full planning application for a new barn at the Grade II* listed Poston House.

1.2 The barn is Phase 1 of a developing restoration programme for the site, aiming to enhance the character and 
surroundings of the listed building.
The barn is Phase 1 of a developing restoration programme for the site, aiming to enhance the character and 
surroundings of the listed building.
The barn is Phase 1 of a developing restoration programme for the site, aiming to enhance the character and 
surroundings of the listed building.

1.3 The applicants require to construct the new building on site to accommodate a centralised [mini-district] heating 
system and ancillary plant, prior to returning the building in which plant and fuel are currently housed [building1] to 
something like its former simple elegance. This and later phases of work will form a Listed Building Consent 
application in due course, with full heritage justification.
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system and ancillary plant, prior to returning the building in which plant and fuel are currently housed [building1] to 
something like its former simple elegance. This and later phases of work will form a Listed Building Consent 
application in due course, with full heritage justification.

1.4 Meanwhile, this modest application raises very few issues in planning terms, due its discrete location some distance 
from the listed buildings, shielded from any distant views by woodland and the buildings themselves.
Meanwhile, this modest application raises very few issues in planning terms, due its discrete location some distance 
from the listed buildings, shielded from any distant views by woodland and the buildings themselves.
Meanwhile, this modest application raises very few issues in planning terms, due its discrete location some distance 
from the listed buildings, shielded from any distant views by woodland and the buildings themselves.

2 Pre-application consultationPre-application consultationPre-application consultation
2.1 A pre-app submission was made in March 2016. This was substantially as the current application. Due to LPA staffing 

issues, a site meeting proved impossible during the following 2 months.
A pre-app submission was made in March 2016. This was substantially as the current application. Due to LPA staffing 
issues, a site meeting proved impossible during the following 2 months.
A pre-app submission was made in March 2016. This was substantially as the current application. Due to LPA staffing 
issues, a site meeting proved impossible during the following 2 months.

2.2 However, this meeting was undertaken on 20/06/16 with the LPA consultant conservation adviser. It was clear from 
that meeting that there were no substantive heritage issues, due to the siting and design of the proposed building. 
Future phases of work were referred to in this discussion, but not discussed in detail.
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However, this meeting was undertaken on 20/06/16 with the LPA consultant conservation adviser. It was clear from 
that meeting that there were no substantive heritage issues, due to the siting and design of the proposed building. 
Future phases of work were referred to in this discussion, but not discussed in detail.

2.3 The substance of the pre-app advice arising from from this process is reproduced opposite and overleaf. This raises 
no issue of principle objection to the proposal on heritage grounds.
The substance of the pre-app advice arising from from this process is reproduced opposite and overleaf. This raises 
no issue of principle objection to the proposal on heritage grounds.
The substance of the pre-app advice arising from from this process is reproduced opposite and overleaf. This raises 
no issue of principle objection to the proposal on heritage grounds.

2.4 However, the exercise flagged up the perceived need for an ecological survey to establish whether or not the 
development would impact the surrounding BAP priority habitat. This requirement may result from a mistaken belief 
that the site lies within, rather than adjacent to woodland. The OS data submitted at pre-app stage which perhaps 
confused this issue has now been corrected. 
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However, the exercise flagged up the perceived need for an ecological survey to establish whether or not the 
development would impact the surrounding BAP priority habitat. This requirement may result from a mistaken belief 
that the site lies within, rather than adjacent to woodland. The OS data submitted at pre-app stage which perhaps 
confused this issue has now been corrected. 

3 Response to Pre-app Advice - Design ChangesResponse to Pre-app Advice - Design ChangesResponse to Pre-app Advice - Design Changes continued overleaf...

3.1 The pre-app advice suggested a number of amendments to the detailing of the building.The pre-app advice suggested a number of amendments to the detailing of the building.The pre-app advice suggested a number of amendments to the detailing of the building.

Detailing SuggestionsDetailing Suggestions Applicants’ response

a Stone slate to west roof facadeStone slate to west roof facade Declined - considered out of character with other 
buildings on site, which are generally slated with natural 
slate. Also, visually discordant to slate opposing slopes in 
different materials

b External staircase to be less ranch-likeExternal staircase to be less ranch-like Accepted - vertical balustrading introduced on rugged 
oak staircase

c Weatherboarding, rainwater goods etc to be detailedWeatherboarding, rainwater goods etc to be detailed Accepted - details include in dwg 200
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PO Box 230, Blueschool House, Blueschool Street, Hereford.  HR1 2ZB  

Herefordshire Council Main Switchboard (01432) 260000, www.herefordshire.gov.uk 

PCN 

Economy, Communities and Corporate Directorate  
Director: Geoff Hughes 

 

Mr Brown 
The Stone Barn 

Cadfor Barn 
Govilon 
NP7 9NU 
 

 

Our Ref: 

Please ask for: 

Direct Line / Extension: 

E-mail: 

 

160950/CE  

Mr Matt Tompkins 

01432 261795 

matt.tompkins@herefordshire.gov.uk 

23 May 2016 
 

Dear Mr Brown 
 
 

SITE: Poston House, Vowchurch, Hereford, Herefordshire, HR2 0RJ 

DESCRIPTION: Pre-application advice for barn for heating plant etc.          

APPLICATION NO: 160950/CE  

APPLICATION TYPE: Pre App Advice 

 
I refer to your pre-application advice request received on 21 March 2016 and once again, apologise 

for the delay in providing formal response. I am aware that you met on site with my colleague, Nick 

Joyce, Conservation Consultant, on 20th May 2016. Nick has provided me with his comments which 

have informed this response.  

 
Prior to discussing the schemes detailing, I can confirm that works shown on the submitted plans 

would require planning permission (‘PP’) but not listed building consent (‘LBC’). This is by virtue of the 

propose development precluding alterations to the listed building itself. Conversely, if plans are 

evolved to include works to the listed building then LBC would also be required.  

 
The proposed development is for the provision of a new 5-bay barnlike outbuilding to the north-east of 

the Grade II* listed Poston House. The building would accommodate a heating plant and implement 

store to the ground floor with loft space above. It would be screened from the main house by 

traditional brick and stone farm buildings. To the rear of the proposed building is a tall aerial mast.  

 
The main issue is the impact of the development on the setting of the listed building. The Council’s 

adopted development plan is the Herefordshire Local Plan – Core Strategy (‘Core Strategy’) which, at 

Policy LD4 requires development proposals to protect, conserve, and where possible enhance 

heritage assets and their settings through appropriate management, uses and sympathetic design. 

This echoes advice at a national level found at Chapter 12 of the National Planning Policy Framework 

(‘NPPF’). 
 
There is no objection to the principle of the proposed development given that the outbuilding would 

conserve the setting of the principally listed building through its appropriate siting, scale and massing. 

The buildings agricultural vernacular and location amongst ancillary farm buildings is appropriate as to 

reflect is subordinate role within the site whilst the distance between the proposed building and the 

listed building in conjunction with the screening afforded by intervening farm buildings, minimises its 

tangible impact. The proposed building would also partially screen the aerial mast, reducing its 

minimal, but detrimental, impact on the setting of the listed asset.  

 
In terms of detailing, the profile and form of the proposed building is considered appropriate. Whilst it 

is acknowledged that the surrounding farm buildings are slated, it is recommended that a 



4 Response to Pre-app Advice  -Ecological ImpactResponse to Pre-app Advice  -Ecological ImpactResponse to Pre-app Advice  -Ecological Impact fig.2 the pre-app advice

4.1 In response to the pre-app advice, an ecological impact assessment was commissioned from Ecology Planning Ltd, and 
is included as part of this application.
In response to the pre-app advice, an ecological impact assessment was commissioned from Ecology Planning Ltd, and 
is included as part of this application.
In response to the pre-app advice, an ecological impact assessment was commissioned from Ecology Planning Ltd, and 
is included as part of this application.

4.2 This confirms the applicant team’s view that the ecological impact of the development on the neighbouring woodland 
is likely to be minimal, but recommends standard mitigation procedures to ensure this remains the case. 
This confirms the applicant team’s view that the ecological impact of the development on the neighbouring woodland 
is likely to be minimal, but recommends standard mitigation procedures to ensure this remains the case. 
This confirms the applicant team’s view that the ecological impact of the development on the neighbouring woodland 
is likely to be minimal, but recommends standard mitigation procedures to ensure this remains the case. 

4.3 These methodological mitigations will be undertaken as a matter of course.These methodological mitigations will be undertaken as a matter of course.These methodological mitigations will be undertaken as a matter of course.

5 SummarySummarySummary
5.1 The pre-app advice is clearly supportive of the principle of the development. The pre-app advice is clearly supportive of the principle of the development. The pre-app advice is clearly supportive of the principle of the development. 

5.2 It is understood that there may be further discussion on some aspects of the detailing, but this is expected to be on 
very minor and non-contentious matters.
It is understood that there may be further discussion on some aspects of the detailing, but this is expected to be on 
very minor and non-contentious matters.
It is understood that there may be further discussion on some aspects of the detailing, but this is expected to be on 
very minor and non-contentious matters.

5.3 Given the delays referred to above in the pre-app advice, it is to be hoped that the application can be approved in a 
timely manner. 
Given the delays referred to above in the pre-app advice, it is to be hoped that the application can be approved in a 
timely manner. 
Given the delays referred to above in the pre-app advice, it is to be hoped that the application can be approved in a 
timely manner. 

6 Drawings SubmittedDrawings SubmittedDrawings Submitted
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Herefordshire Stone tile be used to roof the proposed building to enhance the setting of the Grade II* 

listed building as is encouraged by Policy LD4. The external staircase is presently considered to be 

inappropriate for this agricultural setting having a ranch-like appearance. This should be reimagined to 

better reflect the character of the buildings setting, though the principle of providing external stairs in 

this location is not disagreed. Finally, if an application is made, the detail and size of the 

weatherboarding, rainwater goods and other external materials should be shown on plans and through 

the submission of manufacturer’s details.  

 
The secondary issue is the potential for the development to impact on a BAP Priority Habitat. The 

proposed building is within a mixed woodland (Lowland mixed deciduous woodland). The Core 

Strategy requires at Policy LD2 that development proposals retain and protect such habitats. As the 

proposed development does not give rise to weighty public benefits, if it were liable to harm the nature 

conservation value of the BAP, the development would not be permitted.  

 
In order to establish the potential of the development to impact on the BAP, an ecological survey will 

be required. If the survey finds that any ecological harm can be mitigated for, it will include details of 

such mitigation measures. A habitat enhancement plan should also be submitted.  

 
The applicant should submit the following as part of a planning application: 

 
• A Preliminary Ecological Appraisal report, with further Protected and/or Priority Species 

surveys as appropriate. All surveys should follow accepted Natural England Methodologies; the 

length and duration of surveys should preferably be agreed with the Council’s Ecologist. 

• Proposed mitigation, compensation and enhancement measures for all species, habitats and 

designated sites potentially affected which should also be agreed by the applicant; and 

• Habitat and landscape measures proposed as mitigation for the above should be detailed in 

the recommendations of the report and shown on all appropriate documents i.e. architectural 

drawings. 
  

In summary, the main issue is considered to be the ability of the development to protect, 

conserve and enhance the setting of the Grade II* listed Poston House. In principle, the 

proposed development is considered to uphold the setting of the listed building and its 

associated buildings subject to suggested amendments and clarification to the outbuilding’s 

detailing.  
 
The secondary issue is the potential impact on the BAP Priority Habitat. An ecology survey will 

be necessary in this regard to establish whether there would be any harm to the biodiversity 

value of the site and its surroundings and if so, whether or not that harm can be mitigated for. 

Without such survey work, I can’t advise on the appropriateness of the development from this 

perspective. 

 
If an application for PP were submitted, it should include the following: 

 
• A location plan (scale 1:2500); 

• An existing and proposed block plan (scale 1:500); 

• Proposed elevations (1:100); 

• A planning statement describing why you consider the development to be acceptable; 

• An ecology survey; and 

• Details of proposed landscaping.  

 
This advice is given in the context of your request and the information provided in support and has 

regard to the Council’s planning policy. Should you wish to submit a planning application I would 
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