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Introduction 

 

This short report concerns two matters associated 

with the progression of Tarrington Neighbourhood 

Development Plan.   

 

The first part proposes the inclusion of land within 

Little Tarrington as a housing/or mixed use 

allocation.   

 

The second half provides two options for the 

definition of a settlement boundary for Little 

Tarrington and explanatory rational. 
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1.0 Call for sites - Land west of Garbrook, Little 

Tarrington 

 

1.1 The site that is available for development extends to 2.6 hectares or 

agricultural land located between Garbrook estate to the east and Little 

Tarrington Common Road (unclassified road 66205) to the west.  The site 

is identified on the aerial image attached at Appendix 1. 

 

1.2  The site is flat with and all key services either adjoining the site or are 

close by.  The site is available now for development and could deliver 

housing in the first half of the NDP period.  Construction including 

deliveries would also not impact on any neighbours. 

 

 Why two housing allocations? 

1.3 The minimum housing provision to be delivered through Tarrington NDP 

is 33 dwellings (after deducting existing commitments).  It is understood 

that a site in the centre of the village is one likely option for housing, which 

is an entirely reasonable approach.  However, this site is heavily 

constrained by virtue of its location in the historic core of the village being 

largely surrounded by listed buildings, the footpath that runs through the 

site, the topography and elevated nature of the site and associated 

landscape prominence, access constraints and its relationship with 

existing dwellings.   

 

1.4 The site clearly has capacity for some development but for these reasons, 

and in order to safeguard the historic character of this part of the village, 

it is considered the site does not have capacity to accommodate the 

majority of the Parish housing requirements.  Consequently, a further 

housing allocation is considered necessary and the Core Strategy (policy 

RA2) offers the flexibility for sites in Little Tarrington to be considered. 

 

1.5 Furthermore, the Core Strategy housing target for each parish is very 

much a minimum requirement.  Not every allocation, commitment and 
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windfall opportunity is likely to come forward over the plan period and 

therefore it is entirely appropriate to plan for a higher number than the 

minimum requirement of the strategic plan.  Indeed, this approach would 

be entirely consistent with both local and national policy which requires 

all local planning authorities to ‘significantly boost the supply of housing’ 

(Para 47, National Planning Policy Framework.) 

 

1.6 In technical terms, the site is also developable for the following reasons: 

 

 Location 

1.7 Little Tarrington is a rural settlement with a varied settlement pattern.  To 

the east is the formally laid out Garbrook estate constructed in the 1960’s 

and 70’s and comprising terrace and semi- detached properties and north 

is the historic core of the village comprising predominantly detached 

roadside dwellings including three listed buildings.  Connecting the two 

parts of the village is Millpond Caravan Park and the associated fishing 

lakes and woodland.   

 

1.8 The site adjoins the existing settlement, whether this is taken to be 

Garbrook to the east or the caravan park and detached properties to the 

north.  Locationally, the proposed site creates a rounding off of this part 

of Little Tarrington and represents a logical expansion of the settlement.   

Opportunities elsewhere in Little Tarrington are also extremely limited 

due to access constraints, impact on heritage assets or current land uses.  

The site offers the most viable and deliverable development opportunity 

in the settlement to complement the housing that will be provided in 

Tarrington. 

  

 

 Capacity 

1.9 The whole field is being promoted for development but this is simply to 

give the NDP the option of allocating land for development at either end 

of the field.  It is not anticipated that the entire filed would be included as 

a housing allocation. 
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1.10 Developing approximately half the field with the associated sustainable 

surface water drainage and structural planting would create space for a 

development of around twenty dwellings.  This would be at a very low 

density of 16 dwellings to the hectare which would be compatible with 

the semi-rural setting of the site and give ample space for landscaping. 

 

 Composition of development 

1.11 The site has capacity to accommodate a broad mix of house sizes from 

smaller low cost market housing for first time buyers to larger family 

housing.  This could include a mix of terrace, semi-detached, detached 

and bungalows. 

 

1.12 The site, being located on a strategic road, may also be suitable and 

attractive for a small number of live/work units to create new 

employment opportunities in the village. 

 

1.13 35% of the total number of dwellings will also be affordable housing.  This 

could take the form of discounted sale starter homes and shared 

ownership housing. 

 

 Ecology 

1.14 An ecology survey of the field has been completed, which confirms there 

are no protected species present on or close by the site and that the site 

itself is of limited ecological value. 

   

1.15 New planting and sustainable drainage ponds offers the opportunity to 

significantly enhance the ecological value of the site. 

 

 Flood Risk and Drainage 

1.16 None of the development area falls within a floodplain and a flood risk 

assessment has been completed to verify this (a copy has already been 

forwarded to Mr Nicholson).  A small part of the south eastern corner of 
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the field has historically flooded but this is due to the inadequate size of 

the road culvert rather than flooding from the watercourse.  This issue 

can easily be addressed through the construction of a short drainage 

channel on the inside of the roadside hedge to direct any overland flows 

back into the watercourse. 

 

1.17 Surface water can be managed sustainably with infiltration and/or 

attenuation ponds within the site thus ensuring there is no increased 

flood risk to third parties.   

 

1.18 In terms of foul drainage, Welsh Water have confirmed that sufficient 

capacity exits in the sewerage treatment works to accommodate 

development on this site. 

 

 Vehicular Access 

1.19 A safe vehicular access can be achieved from either Little Tarrington Lane 

to the west or the A438 near Garbrook.  A meeting has been held with HC 

highways to confirm this although the preference is to bring access on to 

the lane.  Good visibility is available and commensurate with the speed of 

traffic. 

 

1.20 If access is off Little Tarrington Lane, some widening may be required to 

achieve a full two lanes up to the new access.  This would also improve 

the situation for the caravan park. 

 

1.21 Development on the field will also offer the opportunity to reduce speed 

limits. 

 

 Pedestrians 

1.22 Footpath connections into the village already exist along the main road 

and via the public footpath.  A new footpath could be created on field side 

of the hedge from Garbrook to the lane. 
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1.23 A regular bus service exists at Garbrook and the above improved footpath 

connections will offer safe sustainable transport links for new residents of 

the development. 

 

1.24 Locationally, the field is only 300 metres from the edge of the village and 

650 metres from the pub in the village.  These distances are well within 

recognised acceptable walking distances to access facilities. 

 

 

 Landscape 

1.25 The site itself is of limited landscape value being improved grassland and 

devoid of any hedges or mature trees.  The boundary hedges are 

important and there is scope for these to be enhanced.   Trees and 

vegetation along the stream corridor offers a good screening to the east 

and north and will be protected.   

 

1.26 The site is low lying and therefore not prominent or exposed in the wider 

landscape and is particularly well screened to the north and east.   Views 

exist from higher ground on the footpath to the south but these are in a 

context of the A438 and other development, namely Millpond Caravan 

Park, Garbrook estate and the railway corridor.  With a comprehensive 

landscaping scheme, the visual impact of any development can be 

successfully mitigated. This could include additional woodland planting.  

Such landscaping will also ensure there is no adverse impact on the setting 

of the village. 

 

1.27 In terms of the character of the landscape, the landscape is characterised 

by the Council as ‘Principal Settled Farmlands’ landscape type.  This is a 

character that can support development subject to the scale being broken 

up and any development being satisfactorily integrated with the 

surrounding landscape.  A low density development can achieve this 

objective. 
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2. Little Tarrington Settlement boundary 

 

2.1 Two aerial images are appended to this report proposing options to define 

a new settlement boundary for Little Tarrington.  The only variation 

between the two options is the location of the housing allocation 

(Appendix 2).  

 

2.2 The precise boundaries will require greater scrutiny and ideally, with the 

permission of the respective landowners, should be drawn following a 

walkover of the rear gardens and other boundaries to ensure the 

settlement edge reflects property boundaries as far as is possible.  

Particular attention will be required around the listed buildings in the 

settlement. 

 

 Rationale 

2.3 Little Tarrington is a dispersed settlement comprising three distinct 

character areas - Garbrook Estate, Mill Pond Caravan Park and adjoining 

common land and wayside dwellings that front Little Tarrington Common 

Road.  They collectively make up the settlement of Little Tarrington as it 

exists today. Consequently, the settlement boundary should encompass 

all these character areas.   

 

2.4 Subject to the final wording of the NDP policies, the settlement boundary 

is likely to define the areas where new housing is permitted, in principle.  

Therefore, some planning policy control is required to safeguard existing 

land uses and protect these areas from being developed/re-developed for 

residential or other development. 

 

2.5 The settlement boundary therefore should include some colour hatching 

to define the extent of the caravan park, adjoining woodland and common 

land and this hatched area would then need to be supported by a policy 

in the NDP to explain that it is safeguarded recreation/leisure land. 
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2.6 The settlement boundary also clearly needs to encompass the eventual 

housing allocation for the village in order to define the extent of this area 

and link it with the NDP policies that will govern the allocation. 

 

2.7 Currently, the boundary excludes Little Tarrington Farm as whilst there 

are residential properties amongst the farm buildings, the group is a little 

more detached from the core of the village.  It was also difficult in a desk 

top exercise to accurately ascertain what should be included/excluded 

within the farm.  If the decision is taken to include the farm, one option 

could be that the farm is a safeguarded mixed use zone where some policy 

control could be introduced. 

 

2.8 In summary, the settlement boundary options will accurately define the 

extent of Little Tarrington and its potential for growth whilst maintaining 

planning policy control through the NDP over inappropriate development. 
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Appendix 1 – Land available for housing  

 

 



Page 11 of 12 

 

Appendix 2 –  

Little Tarrington Settlement Boundary - Option 1 
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Little Tarrington Settlement Boundary - Option 2 


