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1. Introduction 

1.1 Tarrington Neighbourhood Development Plan (NDP) Steering Group have commissioned DJN Planning 

Ltd. to undertake an assessment of land under consideration for housing purposes in the Plan.   A 

number of sites have been identified to date, including most recently through a call for sites, and some 

local consultation has previously been held.   

1.2 This Housing Site Assessment (HSA) is being undertaken to provide an independent assessment of the 

current ‘long list’ of sites.  The objectives of the study are:  

 To summarise the strategic planning policy context (set out in Herefordshire Council’s Core 

Strategy) for the identification of land for housing in NDPs (section 2); 

 To establish the local implications (section 3); 

 To set out the sites making up the identified “long list”, and to screen these for availability and size  

to produce a refined shortlist for detailed assessment (section 4); 

 To assess each of the shortlisted sites, considering their performance against the Core Strategy; 

and, where sites are recommended as suitable in principle for allocation, to advise on detailed 

planning requirements which should be incorporated into any NDP allocation policy (section 5); 

and 

 To provide summary assessments of the screened out sites (Appendix). 

1.3 The Steering Group are intending to hold further public consultation in early 2016.  This report has been 

written to act as a supporting study to that exercise.  

2. Planning policy context  

2.1  Herefordshire Council’s strategic planning policies, set out in the Core Strategy, provide the immediate 

context in which the NDP is being prepared.  The Core Strategy contains specific provisions for the 

delivery of rural housing, and envisages that NDPs will have an important role to play.  

2.2 The Core Strategy was adopted in October 2015 following an independent Examination in February, and 

so provides up-to-date guidance for the preparation of the NDP. Its importance stems from the fact that 

the NDP will need to be in general conformity with the Core Strategy; this is one of the “basic 

conditions” that must be demonstrated when the Plan is submitted.  This section summarises the key 

Core Strategy provisions; further reference is made in the context of individual site assessments 

(section 5).  

2.3 Core Strategy policy RA1 Rural housing distribution provides for:  

 Provision of  a minimum of 5,300 new dwellings in Herefordshire’s rural areas up to 2031 

 Distribution of that total across seven Housing Market Areas, with 1870 dwellings going to the 

Hereford rural HMA, which includes Tarrington 
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 An indicative housing growth target for each HMA, to be used as a basis for the production of NDPs, 

and set at 18% for Hereford rural 

 Local evidence and environmental factors to determine the appropriate scale of development.  

2.4 Core Strategy policy RA2 Housing in settlements outside Hereford and the market towns further 

provides for  

 New housing to be located within or adjacent to the main built-up area(s) of identified settlements.  

Two categories of settlements are listed: those to be the “main focus of proportionate housing 

development” (Core Strategy Figure 4.14); and those “where proportionate housing is appropriate” 

(Core Strategy Figure 4.15).   

 Tarrington is included within the former and Little Tarrington within the latter.  

 The level of housing development in these settlements is to be informed by the relevant HMA 

indicative growth target 

 NDPs to allocate land or otherwise demonstrate delivery to provide levels of housing to meet the 

overall targets by indicating levels of suitable and available capacity 

 Where more than one settlement is listed in a Neighbourhood Area (as here), the NDP has flexibility 

to apportion the minimum housing requirement between the settlements concerned 

 For smaller settlements such as Little Tarrington, particular attention to be given to ensuring housing 

development respects the scale, form, layout and setting of the settlement.   

2.5 Core Strategy policy RA3 Herefordshire’s countryside sets out the exceptional circumstances in which 

new housing will be permitted in rural locations outside of settlements.  

2.6 Settlement boundaries or a reasonable alternative will be defined for the settlements identified in 

policy RA2, i.e., for both Tarrington and Little Tarrington.  Such boundaries will be established within 

NDPs where these are being prepared (where not, they will be drawn by Herefordshire Council).    

Outside of settlement boundaries, new housing will be restricted to that which meets the criteria listed 

in policy RA3.   

3.  Local housing requirements   

Parish context 

3.1 Tarrington is a compact rural parish, mid-way between Hereford and Ledbury, bisected east-west by the 

A438 and railway line transport corridors.  The parish population was 576 in 2011, a 15% increase over 

the 2001 figure, in 226 households.  The main village and centre of population (Tarrington) lies to the 

south of the A438 and is nucleated in form, with some outlying wayside and farm development to the 

south and west.  Little Tarrington is to the north of the railway line, in the east of the parish.     

3.2 The Tarrington Neighbourhood Area was designated in January 2014 and follows the parish boundaries 

(Plan 1).  
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Plan 1: Tarrington Neighbourhood Area 

Licence number: 100055375 

             

Local implications of policies RA1 and RA2 

3.3 Herefordshire Council has advised the Parish Council of the indicative proportional growth for 

Tarrington pursuant to policies RA1 and RA2:   

Parish Settlements 
in fig 4.20 
and 4.21 

Number of 
households 

in parish 

% growth in 
Local Plan 

Core 
Strategy 

Number of 
new houses 
required to 

2031 

Housing 
Completions 
2011 – 2014 

Housing 
commitments 

as at 1 April 
2014 

Total 
housing 

remaining 

Tarrington Tarrington; 
Little 

Tarrington 

241 18 43 1 10 32 

 

Table 1: Indicative housing growth, Tarrington Neighbourhood Area.  

Source: email from Herefordshire Council Neighbourhood Planning team April 2015.  

3.4  Table 1 applies the growth target from policy RA1 to the number of households in the parish to give an  

indicative requirement for the Core Strategy plan period, 2011 to 2031.  From this, housing completions 

since 2011 and existing commitments (housing units with planning permission) are discounted, to give a 

net remaining total of 32 dwellings.   

3.5 The Council email advice also clarifies the status of the housing figures given:   

“[The parish proportional growth figure] is not intended to be a definitive statement on the precise 

growth figures for individual settlements. The indicative figures do not take into account any 

environmental factors or constraints which may exist on a parish by parish basis.....The overall growth 

figure above is indicative only. During the production of your neighbourhood plan local circumstances 
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and environmental factors should be used to determine the precise level of growth for individual 

settlements.” 

Allowing for future windfalls 

3.6  Windfall development has consistently taken place in rural areas and is likely to continue. Windfall 

development includes non-allocated development that may come forward both within and outside 

settlement boundaries.  It is appropriate for the NDP to make an informed judgement about the likely 

level of windfall development that will be generated in the plan area during the period up to 2031.  

3.7 The NDP Steering Group considered this issue at a meeting in May 2015.  Further advice from 

Herefordshire Council was reported to the Group, which suggested a windfall allowance of between 8 

and 10 dwellings.  The advice took account of historic windfalls over the period 1996 to 2011 of 43 

dwellings or 2.87 dwellings per annum, and for this to be significantly discounted so as to ensure the 

NDP could be shown to have been positively prepared, by favouring site allocation over windfalls.  The 

Group concluded that a range of 8-10 dwellings should be anticipated to come forward as windfalls 

over the Plan period.  It is recommended that a windfall allowance of 10 dwellings for the remainder of 

the plan period is both reasonable and justified.    

Remaining indicative housing requirement  

3.8 On this basis, there is a remaining indicative housing requirement of 22 dwellings.  The actual level of 

growth will be guided by the local circumstances and environmental factors.  The purpose of this HSA is 

to assess potential housing sites against both local factors and strategic policy, so as to recommend a 

way forward for the NDP, in terms of site allocation, which will be in general conformity with the Core 

Strategy.     

4. Identifying potential housing sites  

Strategic Housing Land Availability Assessment (SHLAA) 

4.1 Herefordshire Council periodically publishes assessments of land with housing potential – the SHLAA.  

This is an assessment of land availability over the plan period, with a view to identifying sites considered 

to be potentially capable of delivering housing development on the basis of an assessment of their 

suitability and availability.  The SHLAA is a useful starting point in identifying sites for assessment for 

allocation in an NDP.  A SHLAA review for Tarrington was first undertaken in 2009 and a review has 

recently been published (2015).  The 2009 assessment continues to provide useful information on sites.  

The sites which have been assessed at Tarrington in the 2009 and 2015 SHLAAs are shown on the map 

extract below (Plan 2).   

4.2 The Tarrington SHLAA assesses a total of ten potential sites; six to the north of the A438 and four to the 

south.  Nine of the sites are discounted in the SHLAA as having no suitability during the plan period to 

2031.  This reflects such factors as: being divorced from the village; lack of residential context; and the 

difficulties of providing access.  One site is identified as having medium suitability (site 6 in this report, 

see below).  

4.3 The SHLAA information has been compiled for those settlements such as Tarrington which are 

identified in Figure 4.14 of the Core Strategy as forming the “main focus” of proportionate housing 

development in the rural areas.  The settlements identified in Figure 4.15, such as Little Tarrington, 

have not to date been subject to SHLAA.  

4.4 All of the Tarrington SHLAA sites have been included in whole or in part within this HSA for further 

consideration, to ensure a comprehensive approach.   
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Plan 2: SHLAA 2015 map for Tarrington 

Source: Herefordshire Council, SHLAA Rural Report, November 2015. Licence number: 100055375 

              

Other site sources 

4.5 The Steering Group has also identified a number of additional sites through local knowledge and 

previous advice.  These are mainly smaller sites than those in the SHLAA, mostly located to the south of  

Tarrington  village.    

4.6 A public call for sites was held in October 2015.  This was undertaken to ensure that all possible sites 

likely to come forward were able to be considered at the appropriate stage of plan making, ie through 

this HSA.  The exercise provided more information about already known sites and identified a new site 

at Little Tarrington.  

4.7 Two sites at Durlow Common were notified to the Steering Group through the call for sites.  Durlow 

Common is an outlying hamlet to the south east of Tarrington.  Its location within open countryside 

means that any housing development here would be considered under Core Strategy policy RA3 rather 

than policy RA2, which deals with the identified settlements.  The allocation of these sites within the 

NDP for housing development would not be in conformity with this approach, and they have not been 

considered further in this report on this basis.   

Potential housing sites 

4.8 Drawing this work together, the sites which have been identified for consideration at this stage of the 

Assessment are listed in Table 2 and shown on Plan 3.  Sites are cross-referenced to the SHLAA survey 

where relevant.
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Plan 3: Sites for assessment 
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Site No.  Name Area (ha) SHLAA reference 
 

1 Top of Church Lane 1 0.14  
  

O/Tarr/006 (part) 

2 Top of Church Lane 2 0.06  
 

 

3 Alders End Lane 2.27 
  

 

4 Formerly Sollers Court 0.23  
 

 

5 Tarrington Court 0.31  
 

 

6 Church View/The Vine 1.7  
 

HLAA/002/003 

7 Micklegate/Village Hall 0.23  
 

 

8 Stocks Field 2.6  
 

HLAA/285/001 

9 Stoke Edith Estate  4.9  
 

O/Tarr/003 

10 Sparchell Farm 11.2  
 

O/Tarr/002 

11 Myrtles/Old Police House 2.9  
 

O/Tarr/004 

12 Tarrington Arms 0.05  
 

 

13 East of Waggoners Cottage 
and Firs 

2.5  
 

 

14 The Lays Farm 0.87 
 

HLAA/425/001 

15 Former diary unit 1.0 
  

HLAA/425/004 

16 Little Tarrington Farm 1.07 
 

 

17 Land adjacent to Millbrook 
and Stocks Cottage 

1.4 O/Tarr/005 
 

18 Land behind (south of) 
Station House, Tarrington 

11.58 O/Tarr/001 
 

 

Table 2: Sites for assessment.  

4.9 These sites were considered in December 2015 at a meeting of the Site Assessment Group, a sub group 

of the NDP Steering Group.  Sites were screened for availability and minimum site size as set out below, 

to produce a shortlist for further assessment.   

Screening sites by availability  

4.10 It is important that sites going forward for detailed consideration for inclusion in the NDP are known to 

be deliverable.  To this end, local inquiries have been undertaken to ascertain whether sites will be 

available for development in terms of landowner intentions.  Sites have been set aside where there is 

no positive evidence that landowners will be willing to release them for development.  In several cases 

it is known that there is no intention to seek development.  The sites screened out on this basis are:  

1 Top of Church Lane 1 

4 Formerly Sollers Court 

5 Tarrington Court 

7 Micklegate/Village Hall 
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9 Stoke Edith Estate 

10 Sparchell Farm 

11 Myrtles/Old Police House 

12 Tarrington Arms 

13 East of Waggoners Cottage and Firs 

14 The Lays Farm 

15 Former diary unit 

17 Land adjacent to Millbrook and Stocks Cottage 

18 Land behind (south of) Station House, Tarrington 

Screening sites by minimum site size 

4.11 This HSA adopts the minimum site size threshold used by the SHLAA for accepting sites for assessment.  

Sites considered capable of delivering five or more dwellings, assessed at a density of 20 dwellings per 

hectare, or that are 0.25 ha or larger in size have been considered in detail.  The smaller sites screened 

out on this basis are:  

1* Top of Church Lane 1 

2  Top of Church Lane 2 

4* Formerly Sollers Court 

7* Micklegate/Village Hall 

12* Tarrington Arms 

*Sites screened out on both availability and size basis.  

Shortlisted sites 

4.12 The following sites are shortlisted for further assessment in section 5 below:  

3   Alders End Lane 

6   Church View/The Vine 

8   Stocks Field  

16 Little Tarrington Farm  

Summary assessments for screened out sites 

4.13 Summary assessments for the sites which have been discounted from further consideration are set out 

in the Appendix.  Although discounted as potential allocation sites due to lack of availability and/or 

small size, they could still be brought forward within the plan period.  The information in the Appendix 

will assist in consideration of any such proposals.   
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5. Site assessments  

5.1 The approach to assessment 

5.1.1 Site assessments for the shortlisted sites have been completed taking account of:  

 The requirements of strategic planning policies within the Core Strategy; 

 The information provided by site assessment schedules completed by the Site Assessment Group, 

a sub-group of the NDP Steering Group; 

 The methodology of the SHLAA in respect of estimating development potential and suitability, and 

the findings of the SHLAA where available; 

 On-line sources of information with respect to flood risk, habitats and heritage assets, together 

with site information provided from the County Historic Environment Record; 

 Local factors assessed on site, such as the need to protect village distinctiveness;    

 Landscape advice September 2015, commissioned by the Steering Group for the purposes of the 

NDP; 

 Submissions by landowners/agents and others at various stages in the NDP process, including to 

the call for sites and during the preparation of this HSA; and  

 An Assessment of Heritage Impacts study October 2015 commissioned by a local householder.   

5.1.2 The suitability of each of the sites for residential development is assessed as follows:  

 Site overview: an initial description of the site and assessment of its capacity.  The question of site 

density has been the subject of much discussion in the Steering Group.  The SHLAA suggests a 

density range of 20-30 dph for rural sites.  Both Tarrington and Little Tarrington have developed 

over many years in an organic fashion.  Having regard to this distinctive village character a 

conservative density of 20 dwellings per hectare has been adopted as a starting point.  For sites 

above 1 ha, and in line with the SHLAA, a gross to net ratio of 75% has been adopted to reflect the 

fact that land will be needed for open space, access infrastructure and the like.  Where a site is 

recommended as suitable in principle for allocation in the concluding section of each assessment, 

this initial capacity figure is refined to take account of site features.   

 Planning policy context:  the performance of the site against Core Strategy policy, dealing with the 

principle of development in the given location. 

 Potential impacts: on a broad range of environmental designations such as heritage assets and 

biodiversity.  

 Physical features: including accessibility and flood risk.  It is assumed services are available unless 

stated otherwise.  The SHLAA indicates no issues with water supply to Tarrington, however there is 

no available capacity at Welsh Water’s waste water treatment works (improvements required).     

 Concluding assessment: dealing with the overall suitability or otherwise of the site for 

development.  Where sites are recommended as suitable, confirmation of a refined potential 

housing capacity, taking into account the features of the site and the local context.  

5.1.3 Assessments have been undertaken on the basis of publicly available data and information supplied by 

the Steering Group.  All sites have been visited.  
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5.2 Site 3: Alders End Lane 

 

Site overview 

5.2.1 This site comprises a field extending to 2.27 ha, set to pasture with hedgerow boundaries. The site 

wraps around four dwellings, Aldersend Cottages and an associated garage block; these interrupt the 

field boundary to the highway.  The land rises from the road towards the south west, with elevated 

views across to the Malvern Hills from the site’s southern boundary.  Public footpath TR5 runs alongside 

the western boundary.   Adjoining land uses to west, south and east are agricultural, with scattered 

residential opposite together with discounted site 4.         

5.2.2 The starting point in terms of capacity is the whole site as presented.  The initial net capacity, calculated 

as above (paragraph 5.2), is 34 dwellings.  In a rural context, a “whole site” approach based on 

established field boundaries may result in sites of disproportionate size which would not be in keeping 

with the scale and size of the typical settlement.   In such cases, as here, opportunities for sub-division 

or a partial allocation should be considered.    

Planning policy context 

5.2.3 The site lies outside and separate from the village, as represented by the former UDP settlement 

boundary.  At its closest this is 60m to the north of the site, on the opposite side of the road.  No land 

on the west (site) side of the road is included in the settlement boundary.   The site does not have a 

strong residential or village context and lies within open countryside, notwithstanding the wayside 

dwellings in the immediate environs.   

5.2.4 Considered against Core Strategy policy RA2, the site is not located within or adjacent to the main built-

up area of the settlement.  

Potential impacts 

5.2.5 The site has no recorded heritage asset, archaeological or biodiversity constraints.   However, 

development of the site in depth, onto the rising land to the south, would create adverse landscape 

impacts due to its elevated nature and resultant visibility in medium and long-distance views.   

Physical features 

5.2.6 Vehicular access to the site is available from the adopted, unclassified Alders End Lane which forms part 

of the northern boundary.  This is a single track rural lane with limited forward visibility.  Away from the 

site frontage there is restricted opportunity for improvements such as the creation of passing places.    

5.2.7 The site is not crossed by any overhead services.   

5.2.8 There is no record for the site on the Environment Agency Flood Map.  A local watercourse runs along 

part of the site’s northern boundary in highway ditch before flowing north.   

Concluding assessment 

5.2.9 Site 3 lies in open countryside, away from the main built-up area of the village.  It does not meet the 

requirements of Core Strategy policy RA2 as to the location of sustainable housing growth.   

5.2.10 The character of the rural lane which adjoins the site is derived from a mix of hedgerow boundaries 

backed by open fields, with occasional wayside dwellings of varied age and construction.  Development 

on site 3 in whole or in part, for instance through a frontage scheme, would be to the detriment of the 
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local character and the village’s open countryside context.  Development of the more elevated areas of 

the site would lead to significant landscape impacts; existing dwellings along the lane respect the 

topography, and development on higher ground would be discordant.  

 

5.2.11 For these reasons, the site is not suitable for development, in whole or in part during the plan period.  It 

should not be considered further for allocation in the NDP.   
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5.3 Site 6: Church View/The Vine 

 

Site overview 

5.3.1 Site 6 comprises a 1.7 ha field set to pasture.  The site adjoins the unclassified School Road to the south, 

with an unmanaged roadside treed hedgerow.  There are hedgerow boundaries to the west and north; 

a newly-planted hedge to the north-east; and mature planting to the watercourse to the east, alongside 

a watercourse which flows to the north.    Public footpath TR3 crosses the site on a north-south 

alignment.  The field lies between residential properties to the east (New Barn, Church View and Brook 

House) and the west (grounds of The Vine). Further to the west are other dwellings and the Community 

Hall.   Levels rise from the eastern boundary and the brook to both the west and the north, where there 

is a ridge whose summit is reached within the site; levels then fall towards the A438.   

 5.3.2 The initial net capacity of the site, calculated as above (paragraph 5.2), is 25 dwellings.   

SHLAA information 

5.3.3 The site is assessed within the SHLAA (HLAA/002/003), where it is identified as having a potential 

housing capacity of 50 dwellings but with significant constraints (2009 edition)/medium suitability 

(2015).  Calculating the net capacity of the site on the basis of the current SHLAA methodology, as 

above, gives a much reduced figure.  

5.3.4 The SHLAA notes that Intensification of use of the narrow road infrastructure would appear the main 

obstacle to a significant scheme and the 50 dwelling capacity may not be realistic. In detail: “This site is 

elevated above the U66207 with the Church tower visible to the east.  Land rises up to a ridge from the 

unclassified road and then falls to the main road.  There is a PRoW across the site and O/H power lines.  

Modern residential development is found to the immediate east.  The local highway infrastructure is 

narrow, the site being fronted by the single track U66207 which would not be suited to any significant 

intensification of use.  Improvements to pedestrian links to village amenities are also problematic.”     

Other information 

5.3.5 Information has been provided by the landowner in the form of a site analysis and housing layout which 

indicate 26 units accommodated.    Independent landscape comments on the site have been 

commissioned by the Steering Group.  The Assessment of Heritage Impacts study (October 2015) 

addresses this site.     

Planning policy context 

5.3.6 The site lies adjacent to the built-up area of the village, as represented by the former UDP settlement 

boundary.  This follows the watercourse along the site’s eastern boundary.  The site has a clear village 

context with further residential and the community hall to the west.     

5.3.7 Considered against Core Strategy policy RA2, the site is located adjacent to the main built-up area of 

the settlement.  

Potential impacts 

5.3.8 The site has no recorded biodiversity constraints.   A Priority Habitat Inventory (PHI) site (traditional 

orchards) adjoins to the north east (field within the grounds of Brook House).  There are no 

archaeological records for the site in the Historic Environment Record although several entries nearby  

including for Aspen, Swan House and Tarrington Court.    
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5.3.9 Trees to the east of the site within the brook corridor and rear gardens of Church View properties are 

subject to Tree Preservation Order (excludes poplars).   

5.3.10 There are heritage assets within the vicinity of the site, identified within the Assessment of Heritage 

Impacts report.  In terms of designated assets, to the east along School Road and beyond the brook, 

New Barn is recorded as a grade II listed barn and attached cider house although local records indicate 

the original structure was fire-damaged and demolished prior to a re-build in circa. 2003.  Within the 

grounds of Brook House is a complex of three grade II listed buildings: cart shed, stables, and barn.  To 

the west, at The Vine is a grade II listed doorway and a cider house and stables.  Brook House and The 

Vine are identified as of local significance in the Impacts Report.   

 5.3.11 The Impacts Report assesses the housing layout submitted by the landowner and concludes that as 

shown this would result in harm to the setting of the adjacent listed buildings, particularly the listed 

outbuildings at Brook House.  

5.3.12 The listed buildings at The Vine are some distance from the site with limited inter-visibility and their 

setting will not be materially affected.  New Barn lies on the far side of the brook and, provided care is 

taken in the positioning of the site access, the existing mature screening will lessen impacts on any 

surviving historic asset interest.  The principal concern arises from the Brook House complex.  Here the 

three listed buildings are representative of a previous agricultural economy, set within an open 

landscape with a clear and surviving link to the surrounding fields, particularly (because of the 

topography) to the west and north.  This relationship is clearly visible to users of the public footpath.   

5.3.13 To protect this setting and reduce the harm that would otherwise occur, the Impacts Report 

recommends pulling development back from the crest of the ridge.  The principle of this is supported.  

Development should be kept back from the northern and north eastern part of the site.  This will ensure 

that the listed buildings  can continue to be appreciated, including by users of the public footpath, 

within an open rural, agricultural setting.  However, with careful design and siting it will not be 

necessary to limit the extent of development to the degree suggested in the Impacts Report.     

5.3.14 For different reasons, the commissioned comments on landscape similarly suggest retaining areas on 

the peripheries of the site as open land, to variously act as a footpath corridor; to avoid development 

on the higher part of the site; and to provide a green buffer along the watercourse which could also 

incorporate an access/pedestrian link.   

Physical features 

5.3.15 Vehicular access to the site is available from School Road.  This is a single carriageway highway with 

generous verges which would offer scope for road widening or improvements such as the creation of 

passing  places. There is good forward visibility in both directions adjacent to the site.    

5.3.16 The public footpath follows a long-established alignment, evidence of a desire line between School 

Road and the A438.  This route has value in its own right and should be retained within any scheme.  

This will offer the potential to establish a north-south axis within any housing layout and, by breaking 

up the frontage treatment, foster an organic approach which will reflect the existing pattern of 

development in the village.   

5.3.17 The suggestion in the landscape comments, that the footpath be diverted within a green buffer on the 

western periphery of the site, is not supported.  A diversion from the historic alignment onto a less 

direct route is unnecessary whilst the existing route offers positive design potential.     
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5.3.18 The site is crossed by overhead power lines.  There is no record for the site on the Environment Agency 

Flood Map.  As noted above, a local watercourse runs along the site’s eastern boundary.    Submissions 

have raised concerns in respect of surface water drainage, having regard to the site’s topography and 

other factors.  However, a principle of sustainable drainage is that the surface water run-off rate from 

areas of new development should be balanced to the greenfield rate, or betterment achieved, so that 

there is no increase in flood risk to the development or to third parties.  The feasibility and method of 

achieving this would need to be demonstrated during the design and planning process, when the scale, 

siting and location of development are known and a sustainable drainage system can be specified and 

assessed.  For the present stage of plan-making, any site allocation policy should include reference to 

the need for the development to incorporate sustainable drainage methods to manage surface water 

appropriate to the hydrological context of the site.          

Concluding assessment 

5.3.19 The site meets the locational requirements of policy RA2.  The consensus of the various studies is that 

the site does have some potential – but there is no agreement as to its capacity.  Both heritage and 

landscape comments suggest excluding parts of the site from development.  There are potential 

implications on design and viability.  The principal issues to be addressed are as follows.    

5.3.20 Vehicular access to the site from School Road:  The SHLAA identifies the limitations of the local road 

infrastructure, although this was on the basis of a much higher capacity assessment (50 dwellings) than 

now envisaged.  School Road has a straight alignment past the site, with good forward visibility in both 

directions, and there is scope for highway improvements utilising existing verges.  As much of the 

existing hedgerow as possible should be retained, albeit there is likely to be a need for maintenance 

and some loss to accommodate site access and sightlines.  Further afield, the adjacent road network 

with its limitations of width and visibility is characteristic of villages throughout Herefordshire.  Existing 

traffic volumes are low. Although the local concerns are understood, this is unlikely to be an issue in the 

allocation or development of the site from a highway authority perspective.     

5.3.21 Heritage assets: given the village context of this site, it is not surprising that there are designated and 

non-designated heritage assets nearby.  Taking the Impacts Report into account, the principal concern 

arises in terms of potential impacts on the setting of the three listed outbuildings at Brook House to the 

north east.  This is capable of being addressed by limiting development in the northern and north 

eastern part of the site.    

5.3.22 Landscape factors:  site levels rise generally from the watercourse and highway.  As a result, the site is 

elevated above the rear of Church View properties with potential for loss of privacy and overlooking.   

To address this, a green buffer should be kept free from development along the western bank of the 

brook, as suggested in the landscape comments.   To the north, to respect the local ridgeline, 

development should be kept back from the higher areas of land and thought given to a low-rise format 

at this location to further reduce impacts.   The reserved land here should maintain a natural 

appearance to echo the PHI site to the north east.    

5.3.23 Pedestrian access: an issue in the SHLAA is the improvements of pedestrian links to village amenities.  

The suggestion in the landscape comments that a pedestrian link could be created within the brook-

side green buffer is sensible and is endorsed, with potential for linking through to the Church and village 

core via the parking area adjacent to Church View.  Care would be needed to respect residential 

amenity.   
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5.3.24 The overall assessment is that the site has potential, accepting the need to properly respect landscape 

and heritage asset considerations.  These require development to be kept away from the north, north 

east and eastern peripheries of the site.   

5.3.25 The site is suitable for development during the plan period on the basis of the principles set out above.  

These may all be addressed and delivered by means of a suitable site allocation policy in the NDP.     

Given the sensitivity of the site, for planning policy purposes consideration should be given to setting a 

maximum capacity of 20 dwellings, equivalent to a gross to net ratio of 60%.  This is a ceiling, not a 

target, and is achievable on the site without detriment to any of the factors considered above.  The 

actual numbers of dwellings achieved will be a balance between design, dwelling form and density 

balanced against viability.    
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5.4 Site 8: Stocks Field  

 

Site overview 

5.4.1 Site 8 comprises a 2.6 ha field set to pasture.  The site adjoins the A438 to the south and an unclassified 

road to the west, with hedgerow boundaries. The field boundaries to north and east are post and wire 

fence.  The site is level.  To the north are two modern bungalows, Millbrook and Stocks Cottage.  The 

Hereford Camping and Caravanning Club site (The Millpond) also lies to the north, and to the east.   This 

is a 102 pitch facility within extensive grounds which include mature woodland to the site’s boundaries, 

providing successful screening, and a 1.4 ha fishing lake. A watercourse, the Gar Brook, flows from the 

A438 alongside but outside the site’s eastern and northern boundaries.  Further to the east along the 

A438, and beyond a pedestrian access to the caravan site set within a belt of woodland, is a small, 

established housing estate (Garbrook).  A roadside footpath connects Garbrook to Tarrington, running  

along the southern boundary of the site.   

5.4.2 The initial net capacity of the site, calculated as above (paragraph 5.2), is 39 dwellings.  As noted earlier, 

where rural sites based on established boundaries give rise to disproportionate dwelling numbers, 

opportunities for sub-division or a partial allocation should be considered.  The call for sites submission 

confirms that it is not anticipated that the entire field would be included as a housing allocation.  

SHLAA information 

5.4.3 The site is assessed within the SHLAA (HLAA/285/001).  The SHLAA site includes additional open land to 

north and east and is 2.98 ha in extent.  It is rejected as having no suitability during the plan period, on 

the basis that: “The site is divorced from the village and with the exception of Garbrook is without any 

residential context.  Access directly onto the A438 would not be acceptable. Access could, depending on  

numbers, be provided onto the U66205 although improvements to visibility and the provision of a 

footway would be necessary.  Eastern portion of the site is within Flood Zone 3.”   

 

Other information 

5.4.4 Information has been provided by the agent for the landowner in the form of indicative alternative  

housing layouts, both showing 21 units in alternative part-site configurations; a flood risk assessment 

(FRA); a call for sites submission and a  further note on flood risk and drainage.  Independent landscape 

comments on the site have been provided to the Steering Group.     

Planning policy context 

5.4.5 The site lies outside and clearly separate from Tarrington, as represented by the former UDP settlement 

boundary.  At its nearest point this boundary is 300m to the west of the site (there is one intervening 

property).  The village facilities lie further to the west (for instance, 675m to the Tarrington Arms). 

5.4.6 The site is also unrelated to Little Tarrington.  This hamlet is to be found north of the railway line and 

comprises farm buildings and dwellings, arranged on an east-west axis.  The railway line, set on 

embankment, provides a clear physical boundary between Little Tarrington and the site.  The site is to 

the south of the railway line, from which it is separated by mature woodland, open land and isolated 

dwellings.  As a measure of physical distance, it is 200m to the railway line from the nearest point of the 

site.    

5.4.7 The site does not have a recognisable village context and lies within open countryside. Considered 

against Core Strategy policy RA2, the site is not located within or adjacent to the main built-up area of 

either Tarrington or Little Tarrington.   
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5.4.8 Little Tarrington is a smaller settlement within the terms of policy RA2, where proposals should give 

particular attention to such aspects as site form, layout, character, location and setting.  This is because 

the smaller settlements are seen as more sensitive to new development than larger villages.   Site 8 is 

located well outside the settlement and is unrelated to the village form and layout.  Its contribution to 

the setting of the settlement as part of the open countryside forming the southern approach will be 

harmed by development.   

5.4.9 Finally, development on site 8 will not contribute to or is essential to the social well-being of Little 

Tarrington (this is a further policy consideration).   

5.4.10 It is suggested (landowner agent, call for sites submission) that the settlement of Little Tarrington 

extends from Garbrook in the east to a historic core to the north of the railway line, and that in this 

context the site represents a logical extension or “rounding off” of the settlement.  However, a more 

realistic interpretation of the extent of Little Tarrington is as suggested above – that the village lies to 

the north of the railway line.  This provides an unambiguous physical boundary.  The isolated dwellings 

adjacent to the site and those at Garbrook are within the wider open countryside and do not provide a 

settlement context of any description to justify the allocation of the site.  Indeed, walking from 

Garbrook to Little Tarrington the overwhelming impression is of passing through pleasant open 

countryside of pasture fields backed by woodland and with expansive landscape views, until the railway 

line is passed and Little Tarrington reached.   

Potential impacts 

5.4.11 The site has no recorded heritage asset or biodiversity constraints.   The deciduous woodland adjoining 

the site to north and east is a PHI site.  The Historic Environment Record indicates a former toll house to 

the south of the site.  

5.4.12 In terms of the suitability of the site to accept development in a landscape context, the Steering 

Group’s commissioned comments point to the contribution the site makes to the wider landscape 

character and the context and setting of the village; its limited relationship with Garbrook, and its 

visibility from the A438 and from adjoining higher ground to the south.  The comments conclude that 

even a small quantum of development on the site would be entirely inappropriate, with adverse effects 

on landscape character and visual amenity which mostly could not be mitigated.  

5.4.13 The call for sites submission made on behalf of the landowner in contrast suggests that the site is not 

prominent or exposed to view in the wider landscape; that development on the scale proposed would 

be in keeping with the established landscape character, and is capable of mitigation.  

5.4.14 The established landscape character is termed Principal Settled Farmlands, and the site and environs 

are typical of this type.1  The management and mitigation guidelines for this type emphasise the 

conservation and enhancement of the unity of small to medium scale hedged fields; the strengthening 

of tree planting, such as along watercourses, but that new tree planting be avoided because it is out of 

place and would compromise landscape character; and that new development should be associated 

with existing hamlets and villages.   

5.4.15 The site is a low-lying, hedged field, backed by woodland.  It forms part of a mosaic of such fields in the 

wider open countryside and is highly visible as such in the public gaze, not least from the A438 which is 

the main approach to Tarrington from the east.    Given its lack of relationship with existing settlements, 

there is no justification for its development.  The intrusion of built development and associated 

infrastructure into this open countryside location would be harmful to landscape character and the 

                                                             
1
 Herefordshire Council, Landscape Character Assessment Supplementary Planning Guidance, updated 2009, pp. 69-70. 
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setting of both Tarrington and Little Tarrington.  Landscape mitigation, such as tree planting, would 

itself risk compromising landscape character.       

Physical features 

5.4.16 Vehicular access to the site is available from the adopted, unclassified highway which forms the site’s 

western boundary.      

5.4.17 The site is not crossed by any overhead services.   

5.4.18 The Environment Agency Flood Map indicates an area of Flood Zone 2 and 3 associated with the 

corridor of the Gar Brook, and which affects land on the eastern and northern margins of the site.  A 

Flood Risk Assessment (FRA) has been submitted which addresses this fluvial flood risk and includes 

hydraulic modelling of the Brook.  It concludes that flood risk is not a constraining factor on 

development.   

5.4.19 Surface water flood risk is also a consideration.  Third party submissions indicate that the capacity of 

the existing surface water drainage arrangements to deal with increased run-off from the site, which 

may arise from new development, are of concern.  As set out above in the context of site 6, a principle 

of sustainable drainage is that the surface water run-off rate from areas of new development should be 

balanced to the greenfield rate, or betterment achieved.  This ensures that surface water run-off does 

not increase flood risk to the development or to third parties.  A response on behalf of the landowner 

confirms that this would be the approach proposed.  The feasibility and method of achieving this would 

need to be demonstrated during the design and planning process, when the scale, siting and location of 

development are known and a sustainable drainage system can be specified and assessed.  For the 

present stage of plan-making, if the allocation of the site was to be pursued, any site allocation policy 

should include reference to the need for the development to incorporate sustainable drainage methods 

to manage surface water appropriate to the hydrological context of the site.          

5.4.20 The evidence to hand is that flood risk is not a constraint to the allocation of the site.  The site is not at 

material risk from fluvial flooding, and there are established mechanisms within the planning process to 

ensure that surface water flood risk, including to third parties, is managed to achieve nil detriment or 

betterment.    

Concluding assessment 

5.4.21 Site 8 lies in open countryside, separate from the main built-up areas of Tarrington and Little 

Tarrington. With regards to the latter, allocation of the site would be harmful to the form, layout, 

character and setting of this smaller settlement with which the site has no existing relationship.  The 

site does not meet the requirements of Core Strategy policy RA2 as to the location of sustainable 

housing growth.   

5.4.22 Given the exposed position of the site within open countryside, development would inevitably give rise 

to an adverse impact on landscape character, including to the landscape settings of Tarrington and 

Little Tarrington.  Mitigation would further risk landscape character.  Such impacts could not be 

justified, given the lack of relationship with the existing settlements sought by strategic policy.   

 

5.4.23 For these reasons, the site is not suitable for development, in whole or in part, during the plan period.  

It should not be considered further for allocation in the NDP.  
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5.5 Site 16: Little Tarrington Farm  

 

Site overview 

5.5.1 Site 16 is 1.07 ha of land comprising principally paddock, pasture, and orchard.  The site is bisected by 

two driveways, leading from the unclassified highway to the complex of buildings to the west and 

comprising the farmhouse, other residential and a range of small businesses.    There are two dwellings 

within the site, fronting onto the northern driveway, which are to remain.  To the east of these, 

separated by open frontage, is The Gables dwellinghouse.  This open frontage was the subject of an 

unsuccessful residential planning application in 2005. There is further residential to the south and east 

(The Firs, Waggoners Cottage).  Boundaries are principally post and wire fence.         

 5.5.2 As an indication the initial net capacity of the site as shown on Plan 3, making no allowance for the 

accesses and the existing residential uses and  calculated as above (paragraph 5.2), is 16 dwellings.   The 

boundaries as shown to the west and south do not reflect any existing site features and are flexible.      

SHLAA information 

5.5.3  Little Tarrington has not been subject to SHLAA assessment by Herefordshire Council.  

Other information 

5.5.4  The site has been submitted as a result of the call for sites and development extent and format is under 

initial consideration at this stage.  

Planning policy context 

5.5.5 Little Tarrington is one of the smaller settlements identified for “proportionate growth” in Core Strategy 

policy RA2.  Here, and as noted above proposals should give particular attention to such aspects as site 

form, layout, character, location and setting. Little Tarrington is a small hamlet, generally arranged east-

west on a linear axis with wayside dwellings to the east and the farm complex to the west.     

Potential impacts 

5.5.6 That part of the site south of the southern access track is a PHI site (traditional orchard).  Little 

Tarrington Farm is recorded on the Historic Environment Record.   

5.5.7 The designated heritage assets of The Firs (farmhouse, cider house and stable) and Waggoners Cottage, 

all grade II listed buildings, are roadside properties to the east of, but not adjacent to, the site.    

Physical features 

5.5.8 Vehicular access to land parcels within the site is available from the existing access tracks.   

5.5.9 The site is crossed by overhead power lines.  There is no record for the site on the Environment Agency 

Flood Map.    However the village access from the south is recorded as Flood Zone 3 south of the 

railway line.  Alternative highway access to/from Little Tarrington is available to the A438 and to 

Ashperton.     

Concluding assessment 

5.5.10 The site is within the settlement of Little Tarrington and so meets the locational requirements of policy 

RA2.  The PHI traditional orchard removes the southern part of the site from consideration.  To the 

north, scope for development is limited to the driveway frontage only by site factors.  Development in 
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depth to the north would extend unduly alongside The Gables curtilage and to the rear of the existing 

dwellings, conflicting with residential amenity.  There is also the risk of conflicts between any new 

dwellings and the established small business uses to the west, which face onto the site.  Levels fall away 

from the settlement and driveway towards the north, so that new dwellings would be visible in medium 

and long distance views.  Finally, Little Tarrington has a linear pattern, with dwellings fronting onto the 

roadside; development in depth would not respect the overall settlement pattern, or its setting.   

5.5.11 Save for the frontage potential noted above, the site is not suitable for development during the plan 

period.  Consideration should be given to including the frontage onto the northern driveway within the 

Little Tarrington settlement boundary, extending as far north as the curtilages of the existing pair of 

dwellings.  This will support the NDP windfall assumptions.     The 2005 appeal decision here pre-dated 

the inclusion of Little Tarrington in the Core Strategy as a settlement where proportionate housing is 

appropriate.   
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6.  Conclusions and recommendations 

6.1 This Housing Site Assessment has identified one site at Church View/The Vine, Tarrington as suitable for 

development.  It is recommended that the site is progressed within the NDP by means of an allocation 

and a suitably specified planning policy.  This will serve to identify the various site factors which will 

need to be addressed in the design of any scheme, including areas for development, access and 

sustainable drainage, and should set a maximum capacity of 20 dwellings.   

6.2 This proposed allocation, if taken forward, will largely meet the indicative minimum housing 

requirements for the NDP arising from the Core Strategy.  The shortfall is not material.  It is the role of 

the Plan process to investigate land opportunities and bring forward suitable sites with a view to 

achieving the indicative requirement where possible, and the HSA will serve to demonstrate that this 

responsibility has been discharged by the Steering Group on a thorough and exhaustive basis.  In 

particular, in the consideration of general conformity by the Council and the independent Examiner the 

HSA will provide evidence that the Plan has been positively prepared. 

6.3 Unsuitable sites should not be allocated simply in order to achieve the requirements – these are 

indicative, not mandatory.  For the avoidance of doubt, this HSA concludes that none of the other sites 

are suitable.      

6.4 The recommended approach will ensure that in terms of housing site selection and allocation the NDP 

is in general conformity with the strategic policies of the Core Strategy.  

 

DJ Nicholson 

DJN Planning Ltd 

December 2015 
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APPENDIX 

SUMMARY ASSESSMENTS FOR SCREENED OUT SITES 

These summary assessments are for sites screened out due to lack of availability and small size. SHLAA 

assessments are given where these have been undertaken.  These remain relevant, and are supported.  

Site reference/name Summary assessment 

1  
Top of Church Lane 1 

Site 1 is adjacent to the former UDP settlement boundary and part of 
the much larger SHLAA siteO/Tarr/006, whose entry reads: Public right 
of way traverses this large, open site which is divorced from the village. 
Consequently, the site has no residential context. In addition, access 
directly onto the A438 would not be acceptable and large scale 
development in this location is not considered acceptable.  
 
Site 1 adjoins an unadopted access track with adopted highway (Church 
Lane) at the south west.  Access limitations due to the restricted width 
of Church Lane.  There are designated heritage assets nearby including 
the grade II* listed Church and a Scheduled Ancient Monument 
(churchyard cross).  The site affords open views across countryside to 
the east and forms part of the setting of the heritage assets, which 
would militate against development.  No suitability during the plan 
period. 
 
 

2 
Top of Church Lane 2 

Site is within the former UDP settlement boundary with frontage to 
adopted highway Church Lane.  Access limitations due to the restricted 
width of Church Lane.  The adjoining 12 Church Lane Columbine Cottage 
is grade II listed. Part of a larger PHI site (traditional orchard).  This site 
is screened out on the basis of its small size, but has some windfall 
potential reflecting its location within the former settlement boundary.   
   

4 
Formerly Sollers Court 

Site fronts onto unclassified highway and is reported as site of former 
dwellinghouse hence previously developed.  No heritage or biodiversity 
constraints.  However the site lies outwith the former UDP settlement 
boundary which is c. 130m to the north, with intervening open land.    
No suitability during the plan period. 
 

5 
Tarrington Court 

Site is adjacent to former UDP settlement boundary, has highway access 
onto School Road and is bisected by a public footpath.  Grade II listed 
Tarrington Court, cider house and hopkilns to west.  The site is a PHI site 
(traditional orchard). No suitability during the plan period. 
 
 

7 
Micklegate/Village Hall 

This is a frontage and corner site onto School Road, part of a larger field.   
The site is divorced from the village and has no suitability during the 
plan period.      
 

9 
Stoke Edith Estate 

SHLAA O/Tarr/003: This site is divorced from the village and access 
directly onto the A438 would not be acceptable owing to the proximity 
to existing junctions.  In addition Stoke Edith grade II Registered Park 
and Garden (RPG) lies immediately to the west. No suitability during the 
plan period. 

10 
Sparchell Farm 

SHLAA O/Tarr/002: Access onto the A438 would not be acceptable 
owing to the proximity to existing junctions. Access would have to be 
onto the C1150 which is unacceptable in its current form and would 
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require widening, footway provision and improvement to the junction 
with the A438. Depending upon numbers, a right turn lane may also be 
necessary on the A438. The improvements are possible either upon 
highway land or by utilising part of the site itself, but are of such an 
extent that the number of dwellings would have to be large enough to 
render them financially viable. In this location large scale development 
is not considered appropriate.  No suitability during the plan period. 
 

11 
Myrtles/Old Police 
House 

SHLAA O/Tarr/004: This site is divorced from the village and with the 
exception of Garbrook is without any residential context. Access directly 
onto the A438 would not be acceptable. Access could, depending upon 
numbers, be provided onto the U66205 although improvements to 
visibility and the provision of a footway would be necessary. No 
suitability during the plan period. 
 

12 
Tarrington Arms 

Site is adjacent to former UDP settlement boundary and is within 
curtilage of grade II listed Tarrington Arms public house. A public 
footpath runs alongside but outside the western boundary.  
Development of this land in isolation would be poorly related to the 
historic form of the settlement where backland schemes have been 
avoided.  No suitability during the plan period. 
 

13 
E of Waggoners Cottage 
and The Firs 

Site adjions the unclassified road at Little Tarrington and lies between 
the railway line and a PHI site (traditional orchard), with grade II listed 
Waggoners Cottage opposite.  Formation of site access would cause 
harm to setting of this listed building.  There would be noise and other 
amenity impacts from the railway line, which is elevated above the site.  
The site was subject to landscape comments.  It is poorly related to the 
settlement form.  Little Tarrington is a smaller settlement where Core 
Strategy policy RA2 requires particular attention to form, layout, 
character, setting and location.  The site would perform poorly on these 
criteria.  No suitability during the plan period.  
 

14 
The Lays Farm 
 

SHLAA HLAA/425/001: The site is divorced from the village with 
unsatisfactory visibility. The potential for pedestrian links to the 
village will be difficult to achieve. The farm is recorded in the Historic 
Environment Record.  Site adjoins Stoke Edith RPG. No suitability during 
the plan period. 
 

15 
Former diary unit 

SHLAA HLAA/425/004: Site is divorced from the 
main settlement form. No suitability during the plan period. 
 

17 
Land adjacent to 
Millbrook and Stocks 
Cottage 

SHLAA O/Tarr/005: as per site 11. 

18  
Land behind (south of) 
Station House, 
Tarrington 

SHLAA O/Tarr/001: as per site 10. 

 


