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Tarrington Neighbourhood Development Plan  

Housing site assessment update April 2018   

Dr DJ Nicholson 

DJN Planning Ltd 

   

1. Introduction 

1.1 This report provides an update of the Housing Site Assessment (HSA) undertaken by DJN 

Planning Ltd in December 2015 as part of the preparation of the Tarrington Neighbourhood 

Development Plan (NDP).   

1.2 The 2015 HSA reviewed a total of 18 sites in and adjacent to Tarrington and Little 

Tarrington, with the aim of identifying land that was both suitable and available for 

housing for inclusion in the NDP.  Sites were identified through a comprehensive site-

search process informed by Herefordshire Council’s Strategic Housing Land Availability 

Assessment (SHLAA), local knowledge, and a Call for Sites.  Most of the sites were screened 

out due to lack of information as to their availability.  The HSA went on to provide a 

detailed assessment of four sites, two of which have since been the subject of planning 

applications.  The information provided and the decisions reached on these applications 

have superseded the conclusions and recommendations of the 2015 report, both in terms 

of the overall position regarding housing delivery and the site-specific assessments.   

1.3 Tarrington Parish Council have decided to undertake a review and update of the 

recommendations and conclusions of the 2015 HSA, to take account of the recent planning 

decisions and to provide proportionate, relevant and up-to-date evidence for the allocation 

of land for housing in the NDP.   

1.4  The Update:   

• Refreshes the position on housing delivery, in relation to the requirements of 

Herefordshire Council’s Local Plan Core Strategy (section 2); 

• Provides revised assessments for each of the four sites reviewed in detail in the 

original HSA (section 3); and 

• Sets out conclusions and recommendations (section 4).   

1.5 The Parish Council are intending to hold further public consultation on potential housing 

sites in May/June 2018. This report has been written as a supporting study to that exercise.  
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2. The housing requirement   

2.1 The Local Plan Core Strategy requires that Tarrington delivers a minimum of 43 new homes 

in the period 2011-2031.1  The majority of this growth is expected to be in or adjacent to 

the identified settlements of Tarrington and Little Tarrington, which lie adjacent but 

separate to each other in the centre of the Neighbourhood Area (Plan 1).  

 

Plan 1: Tarrington Neighbourhood Area 

Licence number: 100055375 

2.2  Progress in meeting this requirement has been made through either the building of new 

dwellings (completions) or the granting of planning permission/Planning Committee 

resolution to approve (commitments).  The position with regards to housing delivery as at 

1 April 2018 is set out in Table 1.   

Number of new 
houses required to 

2031 

Housing 
completions (net) 

2011 – 2018 

Housing 
commitments (net) 
as at 1 April 2018 

Total housing 
remaining 

 
43 

 

 
2 

 
25 

 
16 

 

Table 1: Housing delivery, Tarrington Neighbourhood Area.  

                                                           
1 Herefordshire Local Plan Core Strategy, policies RA1 and RA2.   
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2.3 The commitment figure includes 15 dwellings and two live-work units on land between 

Garbrook and Little Tarrington Common Road.  This scheme was the subject of a 

Herefordshire Council Planning Committee resolution to approve in November 2017.  At 

the time of writing, a planning permission has not yet been issued pending completion of a 

s106 agreement.  It is understood this is close to completion and that a planning 

permission will shortly be issued.   

2.4  The 2015 HSA recommended that a “windfall”2 allowance of 10 dwellings should be made 

as one component of housing supply.  This recommendation took account of historic 

windfalls in the period 1996 to 2011 of 43 dwellings or 2.87 dwellings per annum.  Since 

2011 to 2018, 21 new dwellings (net) have gained planning permission or a Committee 

resolution to approve, equivalent to 3 dwellings per annum.  These historic windfall 

delivery rates show that they have provided a reliable source of supply.  Windfalls can be 

expected to reduce consequent upon the making of the NDP, since this will provide 

settlement boundaries for the villages and planning policies to manage development which 

are more detailed than those presently available in the Local Plan Core Strategy.  

Nonetheless, the previously-suggested windfall allowance of 10 dwellings remains a 

conservative estimate for the remaining 13 years of the plan period.   

  2.5 On this basis, there is a remaining housing requirement of at least six dwellings.   

  

                                                           
2 Defined in the National Planning Policy Framework as sites which have not been specifically identified as available in the 
Local Plan process.  
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3. Sites for re-assessment  

3.1 The scope of the re-assessment 

3.1.1 As explained above, the 2015 HSA reviewed 18 sites in and adjacent to the villages (Plan 2).  

Four sites were shortlisted for detailed assessment:    

3  Alders End Lane 

6  Church View/The Vine 

8  Stocks Field  

16 Little Tarrington Farm  

3.1.2 The agents or owners of these sites were contacted by the Clerk to Tarrington Parish 

Council in January 2018 and asked to confirm the availability of their sites. Positive replies 

were received from all, except for site 6 (no reply at the time of writing).   

3.1.3 An unsolicited submission of a further site was made to the Parish Council in January 2018.  

This requested that land at the Old Police House be included in the list of sites for possible 

development within the NDP process.  The site lies north of the main road, between sites 

11 and 17 on Plan 2.  An indicative layout shows seven new houses to the rear of the Old 

Police House, which is to remain.  At the same time, pre-application planning advice was 

sought from Herefordshire Council.  Whilst a copy of the request was provided to the 

Parish Council, the resultant advice is confidential and hence the outcome is not known.   

3.1.4 The land at the Old Police House has not previously been brought forward in response to 

site search exercises, such as the SHLAA or the 2015 NDP Call for Sites.   The pre-

application submission explains that in light of the Planning Committee decision to approve 

housing on land between Garbrook and Little Tarrington and the continuing need for new 

housing within the locality of Tarrington, it is believed that the site offers an appropriate 

opportunity to meet part of that need.   

3.1.5 For this Update, the site has been considered in terms of its relationship to the identified 

settlements.  It is not in or adjacent to Tarrington, from which it is separated by intervening 

open countryside.  Nor is it in or adjacent to Little Tarrington.  The extent of Little 

Tarrington in light of the recently-approved scheme is the subject of consideration later in 

this report, but there is intervening farmland between the site and Little Tarrington 

Common Road to the east.  To all intents and purposes, the site is in open countryside and 

is separate from the two settlements identified in the Local Plan Core Strategy as future 

recipients of housing growth.     

3.1.6  The suitability of the site is also significantly constrained by its size and shape.  The 

indicative layout shows dwellings arranged perpendicular to the highway and extending to 

the rear in a linear format.  There is limited opportunity to provide a less intrusive or more 

considered layout, or to establish landscaping by way of mitigation.  Moreover, the site has 

a poor relationship with the established pattern of development in the locality.  For 

example, that part of Tarrington village which lies to the north of the main road is mainly 

restricted to frontage development.        
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Plan 2: Sites considered in the 2015 HSA 
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3.1.7 For these reasons, it is recommended that the site is not considered further as a candidate 

for allocation in the NDP.   

3.1.8 The remainder of this section sets out an assessment of the four sites listed in paragraph 

3.1.1 above.  Please refer to the 2015 HSA for details of the methodology used.     

3.2 Site 3: Alders End Lane 

 

Site overview 

3.2.1 This site comprises a 2.27 ha field set to pasture with hedgerow boundaries. The site wraps 

around four dwellings, Aldersend Cottages and 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 along the western boundary.   Adjoining land uses to west, south and 

east are agricultural, with scattered residential opposite together with discounted site 4.         

Planning policy context 

3.2.2 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 context and represents open 

countryside, notwithstanding the wayside dwellings in the immediate environs.   

3.2.3 Considered against Local Plan Core Strategy policy RA2, the site is not located in or 

adjacent to the main built-up area of the settlement.  

Potential impacts 

3.2.4 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 

3.2.5 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.    

3.2.6 The site is not crossed by any overhead services.   

3.2.7 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.   
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Concluding assessment 

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

meet the requirements of Local Plan Core Strategy policy RA2 as to the location of 

sustainable housing growth.   

3.2.9 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 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.  

 

3.2.10 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.   

 

3.3 Site 6: Church View/The Vine 

 

Site overview 

3.3.1 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 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.   The site has a 

complex topography, with levels rising from School Road and the watercourse to form a 

ridge; levels then fall towards the A438 to the north.   

 3.3.2 The 2015 HSA concluded that the site has potential for development subject to the need to 

respect landscape and heritage assets.  An outline planning application for the erection of 

up to 15 dwellings was submitted in April 2017.3  The application was refused in June 2017, 

with the reasons for refusal citing adverse effects on the character and appearance of the 

area and the setting of designated heritage assets, and traffic impacts/lack of provision of 

sustainable transport choices.   

SHLAA information 

3.3.3 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).  In particular, the SHLAA notes that:  

                                                           
3 Planning application P171165/O, site to erect up to 15 dwellings, all matters reserved apart from access. Land north of 
School Lane, Tarrington, Herefordshire.  Refused 30 June 2017.  
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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 

3.3.4 A number of relevant studies have been undertaken in respect of or including the site, as 

well as the 2015 HSA:  

• site analysis and housing layout by Rural Solutions for Stoke Edith Estate, May 2015;  

• Landscape Comments on Three Potential Housing Sites in Tarrington, Herefordshire, 

by Carly Tinkler CMLI for the NDP Steering Group, September 2015; 

• Assessment of Heritage Impacts study by JME Conservation Ltd. for Mr. A. Bush, an 

interested party, October 2015;  

• Landscape and Visual Appraisal by Morgan Henshaw for Mr. A. Bush, January 2016;  

• Landscape Assessment of the site by Carly Tinkler CMLI for the NDP Steering Group, 

July 2016; and 

• Supporting information to planning application P171165/O, together with 

consultation responses, available on line at https://www.herefordshire.gov.uk/. 

Planning policy context 

3.3.5 The site lies adjacent to the built-up area of Tarrington, 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.     

3.3.6 Considered against Local Plan Core Strategy policy RA2, the site is located adjacent to the 

main built-up area of the settlement.  

Potential impacts 

3.3.7 The site has no recorded biodiversity constraints.   The field to the north-east within the 

grounds of Brook House is a traditional orchard (recorded on the Priority Habitat Inventory 

(PHI)).  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.    

3.3.8 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).   

3.3.9 There are heritage assets within the vicinity of the site.  To the east along School Road and 

beyond the brook, New Barn is 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 2015 Assessment of Heritage Impacts study.   

https://www.herefordshire.gov.uk/
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3.3.10 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; 

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 surviving visual link to 

the surrounding fields.  They are overlooked by the higher land within the site and are 

clearly visible to users of the public footpath.   

3.3.11 To protect this setting and reduce the harm that would otherwise occur, the Assessment of 

Heritage Impacts study recommends pulling development back from the crest of the ridge 

and concentrating on a smaller area to the south of the site, along and set back from the 

highway frontage.    The principle of this is supported and is considered further below.  This 

will address one of the reasons for refusal in the recent planning decision and ensure that 

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

footpath, within an open rural, agricultural setting.   

3.3.12  The landscape implications of development have been the subject of a number of technical 

studies undertaken for the NDP and for the recent planning application, commissioned 

variously by the landowner, the NDP Steering Group and independently.  The overall 

consensus of this body of work is that the focus for new development should be restricted 

to the south-east of the site.  The most recent commentary is provided by the Council’s 

Landscape Officer in her consultation response on the planning application and is quoted 

below.  The reference to “Ms Tinkler’s findings” is to the Landscape Assessment of the site 

undertaken for the NDP Steering Group in July 2016: 

I concur with Ms Tinkler’s findings that built form should be confined to the south east of 

the site and the extent to which this encroaches into the northern section of the field should 

be clearly identified in relation to the landform … there is a natural stop at the narrow point 

of the field, which is more or less in line with the curtilage boundary to the west at The Vine. 

The northern section of the site should remain undeveloped, given the adjacent traditional 

orchard and the history of the site itself further orchard planting would be appropriate. An 

attenuation pond in the north east4 corner – the lowest point of the site - would appear 

logical and can offer potential enhancement. The creation of a pedestrian link to the village 

core via a footbridge is also an attractive proposition which would be beneficial to the 

community.  … I think there is a strong argument for retaining the western half of the site 

as undeveloped – this will reduce the adverse visual effects for users of PROW TR3 and will 

prevent coalescence. 

3.3.13 The available evidence provides a basis for addressing the concerns over landscape impact 

which have led in part to the recent refusal of planning application.  As indicated above, 

the July 2016 Landscape Assessment also includes relevant proposals to foster sustainable 

transport choices, and so to address another reason for refusal.    

                                                           
4 The attenuation pond proposed in the planning application is in the south-east corner.  
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Physical features 

3.3.14 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, the provision of 

passing places and of footways. There is good forward visibility in both directions adjacent 

to the site.      

3.3.15 Public footpath TR3 is well-used and valued.  It follows a long-established alignment, 

evidence of a desire line between School Road and the A438, with scenic views to the 

village and church to the east and the surrounding countryside. This route has value in its 

own right and should be retained on its present alignment.   

3.3.16 The site is crossed by overhead power lines.  In respect of drainage, Dwr Cymru Welsh 

Water had no objection (subject to conditions) to the recently-refused planning 

application.  There is no record for the site on the Environment Agency Flood Map.  Land 

drainage was considered in assessing the recent planning application when it was 

concluded that, with suitable planning conditions, the requirements of the appropriate 

Local Plan Core Strategy policy could be met.  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 

3.3.17 The site meets the locational requirements of Local Plan Core Strategy policy RA2.  The site 

has been the subject of significant technical assessment, including through the recent 

planning application.  This evidence supports the overall conclusion that the site does have 

some potential, provided that the extent of development is carefully limited to avoid 

undue impacts.  The principal issues to be addressed are as follows.    

3.3.18 Heritage assets: there are designated and non-designated heritage assets nearby.  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 

avoiding development in the northern and north-eastern part of the site.    

3.3.19 Landscape factors:  the site has a complex topography with levels rising generally from the 

watercourse and highway, with the higher land affording views over the village and beyond 

and also being exposed to inward views from both north and south.  The landscape 

evidence points to the need to keep the higher land free from building and to limit 

development to the south-eastern portion of the site.      

3.3.20 Vehicular access to the site from School Road:  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.     

3.3.21 Implications for the local highway network: the recent planning application was refused in 

part due to a lack of information on traffic impacts or proposed mitigations.  Any site 
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allocation policy in the NDP will need to emphasise the relevant requirements to ensure 

that full information is brought forward to support a future planning application.      

3.3.22 Pedestrian access: the lack of pedestrian connectivity to village amenities was a reason for 

refusal of the planning application.  A requirement to provide sustainable transport links to 

and from the site should be incorporated into any site allocation policy.  The suggestion in 

the 2016 Landscape Assessment that a pedestrian link could be created within a 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 which is in Parish Council 

ownership.  Care would be needed to respect residential amenity.   

3.3.23 Taking all the above into account, land in the lower-lying, south-east part of the site 

extending to circa. 0.44 ha is suitable for development.  This area is shown on Plan 3 and is 

identified pursuant to the 2016 Landscape Assessment which indicates a potential capacity 

of around six dwellings.  Development would be guided by a site allocation policy in the 

NDP, again principally informed by the 2016 Assessment and which would address and 

deliver the various considerations identified above.  

 

 

 
 

 

      Not to scale 

Plan 3:  Land at Site 6, Church View/The Vine 

© Crown copyright and database rights (2016) Ordnance Survey (100055375) 
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3.3.24 The more elevated remainder of the site to the north and west should remain undeveloped 

with the settlement boundary drawn accordingly.  This will respect its landscape sensitivity, 

views into and out of the site, and the relationship with adjoining heritage assets.  It will 

also protect the setting of the village, the countryside experience afforded to users of the 

public footpath, and the principle of a gap in built frontage along School Road.  

Consideration should be given in any planning policy to securing the reinstatement of the 

historic hedgerow which ran to the west of the proposed site allocation, and to orchard 

planting adjacent to the PHI site in the north-east.     

 

3.4 Site 8: Stocks Field  

 

Site overview 

3.4.1 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 a 1.4 ha fishing lake and mature woodland to the site’s 

boundaries.  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 is a small, 

established housing estate (Garbrook).  A roadside footway connects Garbrook to 

Tarrington, running along the southern boundary of the site.   

3.4.2 The 2015 HSA concluded that the site was in open countryside, separate from the main 

built-up areas of Tarrington and Little Tarrington, and so did not meet the requirements of 

Local Plan Core Strategy policy RA2 as to the location of sustainable housing growth.  There 

were also concerns over the landscape impacts of development.    

3.4.3 A full planning application for a mixed-use development including 15 dwellings and two 

live-work units was submitted in May 2017 for land in the west of the site.5   The 

application was reported to Herefordshire Council’s Planning Committee in November 

2017, who resolved to approve the scheme.  It is anticipated that a planning permission 

will shortly be issued on completion of a planning obligation.  

3.4.4 To the east of the site and the Gar Brook, an outline planning application for the erection 

of a pair of semi-detached dwellings was submitted in June 2017 on land at No. 1 

Garbrook.6  The application was permitted in July 2017.  A subsequent reserved matters 

application7 was approved in December 2017.  The dwellings are nearing completion.  

                                                           
5 Planning application P171777/F, proposed mixed use development comprising 15 dwellings including 5 affordable, 2 live 
work units and associated roads and footpaths, junction improvements, sustainable drainage, informal public open space, 
hedgerow and tree planting, land between Garbrook and Little Tarrington Common Road, Little Tarrington Road, Hereford 
HR1 4JA. Planning Committee resolution to approve, 15 November 2017.  
6 Planning application P172017/O, erection of a pair of semi detached dwellings, land at No. 1 Garbrook,Tarrington, 
Herefordshire HR1 4JF. Approved 25 July 2017. 
7 Planning application P173826/RM, approved 25 July 2017. 
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3.4.5 In both of these applications, planning officers noted a conflict with Local Plan Core 

Strategy policy RA2 which requires housing proposals to be located within or adjacent to 

the main built up area of the identified settlements – here, Tarrington or Little Tarrington.  

Neither scheme was considered to meet this test.   However, there is a lack of a five-year 

housing land supply in Herefordshire.  In this circumstance, the National Planning Policy 

Framework deems that policies for the supply of housing (such as RA2) are out-of-date and 

applies instead a “weighted” presumption in favour of sustainable development.8  Both 

schemes were assessed as complying with this approach.     

 

3.4.6 The position in respect of decision-making for the purposes of preparing the NDP is 

different.  The NDP must meet certain “basic conditions”.  These include a requirement to 

demonstrate general conformity with strategic policies such as RA2, including its locational 

requirements, as well as to show how the Plan contributes to the achievement of 

sustainable development.  This is a matter of the interpretation and application of the 

strategic policy in the light of prevailing circumstances and is returned to below in the 

concluding assessment.  

 

SHLAA information 

3.4.7 Site 8 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 

3.4.8 Site 8 was considered in the Landscape Comments on Three Potential Housing Sites in 

Tarrington, Herefordshire, undertaken by Carly Tinkler CMLI for the NDP Steering Group in 

September 2015.  More recently, significant information including technical appraisals has 

been provided through planning application P171777/F, together with consultation 

responses, available on line at https://www.herefordshire.gov.uk/.  In response to the 

Parish Clerk’s request for confirmation of availability in January 2018, the landowner’s 

agent has confirmed that the remainder of the site is available and provided comments on 

ecology, flood risk, drainage, landscape, access, connectivity, community benefits, and 

phasing.  The site would enable a low-density development, similar to the approved 

scheme to the west, for up to 10 dwellings comprising eight market and two affordable 

homes.   

                                                           
8 National Planning Policy Framework, paragraphs 14 and 49.  

https://www.herefordshire.gov.uk/
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3.4.9 This assessment henceforth refers to the remaining, eastern part of site 8 outwith planning 

application P171777/F, unless otherwise indicated.  This remaining land (‘the site’) is 1.1 ha 

of pasture and is shown on Plan 4.  

 

 

      Not to scale 

Plan 4:  Land at Site 8, Stocks Field.   

© Crown copyright and database rights (2016) Ordnance Survey (100055375) 

Planning policy context 

3.4.10 As highlighted above, the 2015 HSA’s review of site 8 and Herefordshire Council officer 

assessments of planning applications in the locality have pointed to a conflict with the 

locational requirements of Local Plan Core Strategy RA2.  These conclusions need to be 

considered anew in the changed context represented by the recent planning approvals.   

3.4.11 In respect of Tarrington, the site lies outside and separate from the village, with some 

300m of undeveloped frontage between The Myrtles and Little Tarrington Common Road 

(there is one intervening property, the Old Police House).  The village facilities themselves 

lie further to the west (for instance, 675m to the Tarrington Arms). 
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3.4.12 There is also a physical separation between the site and the established, historic 

development at Little Tarrington.  This lies to the north of the railway line and comprises 

farm buildings and wayside dwellings, arranged on an east-west axis.     

3.4.13 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.  The work undertaken for the NDP has not resulted in 

any recommended candidates for housing site allocation in or adjacent to the historic 

hamlet and there is only limited windfall potential, having regard to the character and 

appearance of the settlement.      

3.4.14 The site 8/Garbrook area is of a different size, scale and character to the historic hamlet.  

Taking the existing housing at Garbrook, the recent approval and that now proposed into 

account, the area has the potential to accommodate up to 48 dwellings/live-work units, 

significantly more than the hamlet itself (which is only some seven dwellings, excluding 

farm properties to the west).      

3.4.15 The purpose of policy RA2 is to deliver sustainable housing growth in the rural settlements 

of Herefordshire.  The allocation of the site in the NDP within a suitable settlement 

boundary will enable housing growth, including an element of affordable housing which is 

offered although there is no planning policy requirement to do so. The site will benefit 

from the improved footway connectivity to both Tarrington and Garbrook, to be delivered 

through the approved scheme, which will enable convenient access to local bus stops.  In 

this respect, it is preferable to any site which may be considered in the historic hamlet to 

the north of the railway line, which is remote from local services and without reasonable 

prospect of connectivity improvements.  In short, it represents sustainable housing growth 

which will consolidate the recently-permitted scheme and make efficient use of land and 

infrastructure.          

Potential impacts 

3.4.16 The site has no recorded heritage asset or biodiversity constraints.   The deciduous 

woodland adjoining to the north and east is a PHI site.   

3.4.17 Previous assessments of site 8 highlighted concerns over the landscape impact of 

development.  These objections have been superseded by the recent planning approval.  

On completion of this scheme, the site will sit alongside built form to both the west and 

the east (Garbrook).  From the A438 and views from higher ground to the south, it will be 

seen against the backdrop of mature woodland.  Its development will fill a ‘gap’ on the 

road frontage, from which it will be set back to the rear of the footway which is already 

approved and which will improve pedestrian connectivity to Garbrook.  In terms of its 

implications for the character and appearance of the area, the site is suitable for 

development.    
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Physical features 

3.4.18 Vehicular access to the site is proposed via the approved development to the west which is 

to be accessed from Little Tarrington Common Road.        

3.4.19 The site is not crossed by any overhead services.   

3.4.20 The Environment Agency Flood Map indicates an area of Flood Zone 2 and 3 associated 

with the corridor of the Gar Brook, and which is shown to affect land on the eastern and 

northern margins of the site.  However, an updated Flood Risk Assessment (FRA) submitted 

to support the recent planning application and agreed with the Environment Agency in 

August 2017 indicates that all of Site 8 is within Flood Zone 1 (lowest risk).  On this basis, 

flood risk is not a constraining factor on development.   

3.4.21 In respect of surface water drainage, the approved scheme makes use of an attenuation 

pond as part of sustainable drainage proposals, and the agent has confirmed that this 

could be increased in capacity if necessary to accommodate additional runoff from the site.  

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. It is understood that there is capacity within the foul 

drainage network and treatment works for development of the site as proposed.          

Concluding assessment 

3.4.22 The site has the potential to deliver sustainable housing growth.  The scale of the 

development recently approved to the west and now proposed on the site, in conjunction 

with the existing housing at Garbrook, represents a sufficient critical mass of built form to 

be recognised by means of a settlement boundary.  It falls to NDP’s to define the extent of 

settlements by means of settlement boundaries,9 providing a means for local communities 

to influence the development of their locality.  The allocation of the site within a 

settlement boundary encompassing Site 8/Garbrook will both respect the character of the 

historic hamlet, by avoiding the need to consider inappropriate development, and provide 

for housing growth in a sustainable manner.   

3.5 Site 16: Little Tarrington Farm  

 

Site overview 

3.5.1 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 

                                                           
9 Local Plan Core Strategy policy RA3 and paragraph 4.8.23. 
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application/appeal in 2005. There is further residential to the south and east (The Firs, 

Waggoners Cottage).  Boundaries are principally post and wire fence.         

SHLAA information 

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

Other information 

3.5.3 The site has been submitted as a result of the Call for Sites and the extent and format of 

development is under initial consideration at this stage.  

Planning policy context 

3.5.4 Little Tarrington is one of the smaller settlements identified for “proportionate growth” in 

Local Plan Core Strategy policy RA2.  The policy requires that proposals should give 

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

The immediate context of site 16 is of wayside development to the east and the larger 

farm complex to the west.       

Potential impacts 

3.5.5 That part of the site south of the southern access track is a Priority Habitat Inventory site 

(traditional orchard).  Little Tarrington Farm is recorded on the Historic Environment 

Record.   

3.5.6 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 

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

3.5.8 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 

3.5.9 The site is in the settlement of Little Tarrington and so meets the locational requirements 

of Local Plan Core Strategy policy RA2.  The traditional orchard status of land in the south 

excludes this part of the site from consideration.  To the north, site factors limit the scope 

for development to the driveway frontage only.  Development in depth would extend 

unduly alongside The Gables curtilage and to the rear of the existing dwellings, risking 

unnecessary impacts on residential amenity.  There is also the potential for amenity 

conflicts between any new dwellings and the established small business uses to the west.  

However, since the 2015 HSA was completed, retrospective planning permission has been 
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granted for these uses, which were previously unregulated.10  The permission includes a 

condition to control hours of working, in the interests of amenity.  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, in the context of the site existing dwellings front 

onto the roadside only, so that development in depth would not respect the overall 

settlement pattern.   

3.5.10 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 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 Local Plan Core 

Strategy as a settlement where proportionate housing is appropriate.   

  

  

                                                           
10 Planning application 161393, retrospective planning application for the change of use of former agricultural buildings for 
commercial uses (Class B2), buildings at Little Tarrington Farm, Little Tarrington, Herefordshire HR1 4JA.  Granted 25 July 
2016.   
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4.  Conclusions and recommendations 

4.1 This update to the 2015 HSA has reviewed the four original shortlisted sites.  There has 

been no change in site-specific circumstances in relation to sites 3 and 16.  The conclusion 

that they are not suitable for development remains.   

4.2 In respect of site 6, a considerable body of evidence has accrued through the NDP process 

and the determination of the recent planning application.  Taking all this into account, land 

in the lower-lying, south-eastern part of the site is suitable for development with a 

potential capacity of around six dwellings.  Its availability will need to be confirmed.  The 

more elevated remainder of the site should remain undeveloped to respect landscape 

sensitivity, views into and out of the site, and the relationship with adjoining heritage 

assets; and to protect the setting of the village, the countryside experience afforded to 

users of the public footpath, and the principle of a gap in built frontage along School Road.   

4.3 To take these conclusions forward in the NDP will require:  

• Confirmation of the availability of the land shown at Plan 3 for residential 

development of around six dwellings; 

• Allocation of the land and provision of a planning policy to guide development, to be 

informed by the 2016 Landscape Assessment; and  

• Inclusion of the allocated site within a settlement boundary which would be drawn 

to exclude the remainder of site 6.   

4.4  In respect of site 8, there is a Planning Committee resolution to approve planning 

permission on land in the west of the site.  The remaining parcel of land in the east is also 

free of development constraints, including flood risk, and in these terms is both suitable 

and available for development.   

4.5 To take these conclusions forward in the NDP will require:   

• Allocation of land shown at Plan 4 for residential development of around ten 

dwellings; 

• Provision of a planning policy to guide development; and  

• Inclusion of the allocated site within a settlement boundary.  This would most 

logically be drawn to include all of site 8 along with the established housing at 

Garbrook.    

4.6 It is recommended that further consideration is given to progressing these two sites as 

described within the NDP.  Only one is required to demonstrate delivery of the minimum 

housing requirement.  Equally, there is no reason why both sites should not be allocated.  

Public consultation should be held to guide the final decision on which site(s) are to go 

forward.   

 

DJ Nicholson 

DJN Planning Ltd 

April 2018 


