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1.

Introduction

1.1

Upton Bishop Parish Council is preparing a Neighbourhood Development Plan (NDP) for its
administrative area, the parish of Upton Bishop. A Neighbourhood Area was designated in
March 2013 and a Steering Group set up. A residents’ questionnaire survey in October 2019
sought views on a range of matters including environment and heritage, infrastructure and
roads, housing, community services, and the economy.

1.2

The next stage of work is to decide the approach to be taken to the delivery of new housing in
the NDP, so as to meet the targets set by Herefordshire Council’s Local Plan Core Strategy.
This specifies Crow Hill and Upton Crews as settlements in the Neighbourhood Area which are
to receive proportionate housing growth in the period up to 2031.

1.3

This report:

1.4

•

reviews the strategic planning policies which apply to the provision of housing in the
Neighbourhood Area, and confirms progress to date through dwelling completions and
the grant of planning permissions (section 2);

•

documents the approach which has been taken by the Steering Group to finding
potential land for housing through a Call for Sites (section 3);

•

assesses the sites which have come forward as a result (section 4); and

•

recommends an approach for discussion with the Steering Group (section 5).

The report has been independently prepared for the Neighbourhood Plan Steering Group by
Dr. D.J. Nicholson MRTPI.
March 2021
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2.

Housing requirement

Herefordshire Local Plan Core Strategy (LPCS)
2.1

The LPCS was adopted in October 2015 and provides a comprehensive set of strategic
planning policies. For the purposes of this report, the most relevant are those dealing with
housing in the rural areas. The strategy for such provision is based around seven rural
Housing Market Areas (HMAs). Minimum levels of new housing are distributed to each rural
HMA, with an associated indicative target which is to be used as a basis for the production of
neighbourhood development plans.1

2.2

Upton Bishop Neighbourhood Area is in the Ross-on-Wye rural HMA, for which the LPCS is
seeking a minimum housing growth of 14% or 1150 new dwellings between 2011 and 2031.2

2.3

To maintain and strengthen sustainable rural communities, the LPCS supports housing growth
in and adjacent to a number of identified rural settlements. This is seen as a means of
enabling development that can bolster existing service provision, improve facilities and
infrastructure and meet the needs of the communities concerned.

2.4

The LPCS provides for two tiers of rural settlements to receive proportionate housing growth:
those which are to be the “main focus” of housing development, and generally smaller “other
settlements” where new housing will be appropriate.3 The level of new housing is to be
informed by the minimum growth target for the relevant rural HMA. The expectation is that in
these settlements NDPs “will allocate land for new housing or otherwise demonstrate delivery
to provide levels of housing to meet the various targets, by indicating levels of suitable and
available capacity”.4

2.5

The LPCS identifies Crow Hill as a “main focus” settlement, and Upton Crews as an “other
settlement”.5

2.6

The LPCS is also concerned to avoid unsustainable patterns of development and new isolated
homes in the countryside. This is in line with the National Planning Policy Framework (NPPF)
which requires policies to identify opportunities for villages to grow and thrive, especially
where this will support local services, and to avoid the development of isolated homes in the
countryside unless specified circumstances apply.6

2.7

To these ends, the LPCS requires neighbourhood development plans to define “settlement
boundaries (or a reasonable alternative)” for the identified rural settlements. 7 Settlement

1

LPCS, policy RA1.
Ibid.
3
LPCS, policy RA2.
4
Ibid.
5
LPCS, Figures 4.14 and 4.15.
6
LPCS, para. 4.8.23 and NPPF paragraphs 78 and 79.
7
LPCS, para. 4.8.23.
2
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boundaries establish the planned extent of the main built form of villages. Outside
settlement boundaries, new housing is restricted to avoid unsustainable patterns of
development. LPCS policy RA3 sets out the exceptions under which residential development
may come forward outside the defined settlements.
2.8

Government advice on local plan preparation requires policies to be reviewed no later than
five years from the plan adoption date, and then updated as necessary. Herefordshire Council
has recently reviewed the LPCS and decided that it needs updating.8 The process is at an early
stage and at the time of writing confirmation of the timetable and other details of the update
is awaited. For the purposes of the NDP and the assessment of general conformity, the
relevant strategic policies contained in the adopted development plan for the area are
assumed to be those in the LPCS.

Housing requirements and delivery to date
2.9

The LPCS requires the NDP to demonstrate delivery of at least 38 new dwellings in the
Neighbourhood Area for the period 2011-2031.

2.10 Herefordshire Council records show the following position for 1 April 2020 in terms of net new
dwellings which have come forward since 2011 (i.e., allowing for any losses through
demolitions):
Completions - built 2011-2020: 14 dwellings
Commitments – extant planning permissions: 2 dwellings.
2.11 In addition, since 1 April 2020 there have been planning permissions granted for a further 13
dwellings on two sites at Crow Hill. It has been agreed with Herefordshire Council that these
should be taken into account. On this basis, there is a residual requirement for the NDP to
demonstrate delivery of a minimum of nine new dwellings in the period to 2031. Details of
completions and commitments to date can be found at Appendix 1.
Housing tenure, type and size
2.12 As well as considering the overall number of dwellings required, it is also sensible at this stage
of plan-making to consider local requirements and preferences as to their tenure, size and
type. Information from the Local Housing Market Assessment9 on these aspects is set out in
Table 1 for the Ross-on-Wye rural HMA. There is a significant requirement for affordable
housing. In terms of dwelling type and size, for market housing the main requirement is for 3bedroom houses (63%) or smaller (1- and 2-bedroom houses 32%). For affordable housing,

8
9

Key decision by HC Cabinet member for Infrastructure and Transport, 9 November 2020.
Herefordshire Council, Herefordshire Local Housing Market Assessment 2012 update, 2013.

Upton Bishop NDP · Housing site assessment · March 2021
3

both houses and flats are required with a greater emphasis on smaller properties: 61% should
be 1- or 2-bedroom homes.

House type
Houses
Flats
House size
1 bedroom
2 bedroom
3 bedroom
4+ bedroom

No.
653
36

Market Housing
%
94.6%
5.2%

No.
408
52

51
168
436
35

7.4%
24.3%
63.2%
5.1%

99
184
159
18

Affordable housing
%
88.7%
11.3%
21.5%
40%
34.6%
3.9%

Table 1: Tenure, size and type of dwellings required, Ross-on-Wye rural HMA 2011-2031
Source: Local Housing Market Assessment tables 72 and 73.

2.13 There is also evidence of an increasing requirement for new housing to meet the needs of
older people by catering for the changing needs of an ageing population, and that
developments contain a range of house types, including, where appropriate, bungalows. 10
2.14 Responses to the NDP residents’ survey undertaken in 2019 underline these issues. Replies
show that the community strongly favours smaller (2- and 3- bedroom dwellings, seen as the
most important size by 66% of respondents) over larger property (4- or more bedrooms, 8%).
Adapted/easy access homes such as bungalows were seen as most important by 15%.
2.15 In terms of tenure, the top priority was low-cost housing for sale (49%), followed by privatelyowned homes (46%), supported/sheltered housing for older people (35%), shared ownership
(31%), and affordable housing rented from a housing association (29%). Self-build, live/work
homes and dwellings for private rent were regarded as of lower priority.
2.16 This evidence will provide the basis for a policy in the NDP to require new housing schemes to
provide a mix of housing. It should also be considered when selecting sites for allocation. A
preference for smaller dwellings or bungalows could influence calculations as to site capacity,
whilst affordable housing can only be required where 10 or more homes will be provided or
on sites of 0.5 hectares or larger. The LPCS sets an indicative target of 40% affordable housing
provision on such qualifying sites in the local area.11

10

Herefordshire Council, A study of the Housing and Support Needs of Older People in Herefordshire, 2012.
LPCS, policy H1. Affordable housing is defined in the National Planning Policy Framework as housing for sale
or rent for those whose needs are not met by the market.
11
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3.

Housing land availability

Neighbourhood Area and settlement context
3.1

The Upton Bishop Neighbourhood Area lies in south Herefordshire, adjoining the County
border with Gloucestershire to the east (Plan 1). The market town of Ross-on-Wye is to the
west. The M50 runs through the Area in the south with nearby junctions at the Travellers Rest
roundabout (J4) and Gorsley (J3). Other key lines of communication are the A449, which runs
to the north from M50 J4; and the B4221 and the B224, which form a crossroads junction at
Crow Hill, the largest settlement in the Area.

3.2

The smaller settlement of Upton Crews is a short distance to the east of Crow Hill along the
C1286. The parish Church of St. John the Baptist lies in a rural setting further to the east.
Elsewhere, the wider countryside of the Neighbourhood Area includes Phocle Green, a group
of dwellings to the west of Crow Hill along the B4221. Throughout the Area there are wayside
dwellings, farm development, historic farmsteads and other country properties such as
Tedgewood and Upton Court, all set amongst pasture, arable farmland, orchards and
woodland.

Plan 1: Upton Bishop Neighbourhood Area
© Crown copyright and database rights (2020) Ordnance Survey (0100060075). Not to scale.

Upton Bishop NDP · Housing site assessment · March 2021
5

3.3

The LPCS identifies Crow Hill and Upton Crews as settlements which are to receive housing
growth on the basis of technical work reported in the 2013 Rural Housing Background Paper.12
This set out an approach to housing provision based on the rural HMAs described above and
which was intended to support both the LPCS and neighbourhood planning. The median size
of settlement in each HMA was used to differentiate between two groups of villages; those
which were to be the main focus of proportional housing development, and those where
market housing was to be restricted to those with local connections.

3.4

For the Ross-on-Wye rural HMA, Appendix 2 to the Background Paper lists “Upton Bishop &
Crow Hill” and “Upton Crews” as settlements with 124 and 40 dwellings respectively.
Although a footnote to the relevant table records that Upton Crews, Upton Bishop and Crow
Hill have been assessed collectively, the fact that there are separate entries for Upton
Bishop/Crow Hill and Upton Crews indicates otherwise. The median village size in the HMA is
given as 60. Reference is also made in the Background Paper to the services available at
Upton Bishop/Crow Hill (public transport, pub/restaurant and village hall). Although the local
connection restriction proposed in the Background Paper has not found its way into the
adopted LPCS, the approach of identifying two groups of rural settlements based principally
on their size remains (even if they are treated similarly in policy RA2). In the adopted LPCS,
there is no longer any reference to Upton Bishop, the policy referring simply to Crow Hill
(above the median, hence a “main focus” settlement) and Upton Crews (below the median,
hence a smaller, “other” settlement).

3.5

Both settlements have a nucleated form and are situated centrally within the Neighbourhood
Area. They comprise land and buildings as follows:
•

•

12
13

Crow Hill is grouped around the crossroad junction of the B4221 and B4224, providing
access to Ross-on-Wye and the M50, Gloucester, and Hereford. Village services
comprise public transport provision along the B roads, the Moody Cow country
pub/restaurant adjacent to the crossroads, and the Millennium Hall to the east, a
modern, purpose-built village hall which opened in 2000. The village was extended
westwards in 2016 with the construction of Pomona Grove, a development of ten
affordable dwellings alongside the B4221. Planning permission was granted in 2020 for
further residential development to the east of the village, on land off the C1286 (full
planning permission for four dwellings, each fronting onto the highway) and on land
between Leeward House and the Millennium Hall (outline planning permission for nine
dwellings accessed from the B4221, no illustrative layout plan submitted).13
Upton Crews is a smaller settlement which has grown up around the staggered junction
of the C1286, Mullhampton Lane and Manor House Road.

Herefordshire Council, Rural Housing Background Paper, March 2013.
LPA ref P200282/F and P191187/O respectively.
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Assessments by Herefordshire Council
3.6

Since 2009 Herefordshire Council has assessed the potential availability of land for housing in
a series of County-wide surveys known as Strategic Housing Land Availability Assessments
(SHLAA). The latest iteration is the March 2019 Rural Report,14 which deals mainly with rural
settlements which are not undertaking a Neighbourhood Development Plan. No sites in Crow
Hill and Upton Crews have been assessed in the SHLAA process to date.

3.7

In August 2020, Herefordshire Council undertook a County-wide call for sites exercise to
inform a Housing and Economic Land Availability Assessment (HELAA). As the name suggests,
this has a broader focus than the previous SHLAA exercises in that it seeks to identify and
assess land with potential to deliver housing or employment-based development. The
findings of the HELAA will support the update of the LPCS.

3.8

Herefordshire Council have indicated that in preparing the HELAA they will seek to make use
of site assessments undertaken by Parish Councils, such as this report. Four sites submitted to
the NDP Call for Sites have been done so using the HELAA Call for Sites form, and so are
understood to have been provided to the County exercise as well. These are sites 1, 2, and 3
(proposed for residential use) and 12 (proposed for employment use).

NDP Call for Sites
3.9

The Parish Council decided to undertake a Call for Sites in order to identify land for housing
development at its meeting on 1 September 2020. Such an exercise provides a transparent,
consistent and equitable process to register sites for consideration. It also enables initial
information on sites to be sought from landowners and their agents.

3.10 The format of the Call for Sites was discussed and agreed at a meeting of the Steering Group
on 23 September 2020, taking account of Herefordshire Council guidance.15 The focus of the
exercise was to identify land in or adjacent to the villages of Crow Hill and Upton Crews that
could be included in the NDP to help meet housing needs up to 2031, particularly sites of up
to one hectare suitable for the development of 2- and 3- bedroom properties. This reflected
the national policy encouraging neighbourhood planning groups to consider the opportunities
for allocating small and medium-sized sites (no larger than one hectare) for housing;16 and the
evidence referred to in section 2 on the size of dwellings required locally.
3.11 The Call for Sites was carried out during October and November 2020 (closing date 30
November). The acting Parish Clerk managed the process and acted as a point of contact. The
Call for Sites exercise comprised:

14

Herefordshire Council, Strategic Housing Land Availability Assessment, Rural Report, March 2019.
Herefordshire Council, Neighbourhood Planning Guidance Note 21, Guide to site assessment and choosing
allocation sites, June 2015.
16
NPPF paragraph 69.
15
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•
•
•
•

The preparation of a Site Submission Form, based on that suggested by Herefordshire
Council in the guidance referred to above (copy at Appendix 1);
Advertising the Call for Sites on the Parish Council website. The Site Submission Form
could be downloaded from the website, or requested from the Parish Clerk;
Display of a poster on Parish noticeboards (copy at Appendix 1).
Publicity in the parish magazine ‘The Chimes’, on social media (Twitter, Facebook), and
the Hereford Times parish news section.

3.12 A total of 12 sites were submitted (Table 2 and Plan 2).
3.13 Sites 1 to 10 are assessed further in this report. In respect of the remaining sites:
•

•

The Call for Sites submission for site 11 proposes a dwelling to meet an agricultural
need for a worker to live permanently at or near their place of work. Such a proposal is
within the scope of LPCS policies RA3 and RA4, and so could be brought forward now as
a planning application. For the purposes of the NDP, if this was granted it would count
towards the future windfall allowance (see section 5). This type of development in the
countryside is catered for through the application of the LPCS policies to individual
proposals as they arise, rather than by allocating sites. In any event, the site is remote
from any RA2 settlement. For these reasons, the site has not been considered further
in this report.
Site 12 was proposed for employment use. This is outside the defined scope of the NDP
Call for Sites and for this reason the site has not been considered further in this
Assessment. It is understood the site has also been submitted to the 2020 HELAA (see
above), and its suitability for employment purposes will be assessed by Herefordshire
Council in that process.

Site ref
1
2
3
4
5
6
7
8
9
10
11
12

Name
Land between Windy Hollow and Bayfield
Land south-west of Rossways
Land south of Crow Hill
Land at Felhampton Farm
Land east of the Old Gore
Land north of B4221
Land north of Hill View Farm
Land east of Hill View Farm
Land at Hilltop
Land at Probyns Hill
Land at Tan House Farm
Land north-east of Phocle Green Business Park

Table 2: All sites submitted to Upton Bishop NDP Call for Sites 2020.
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Plan 2: All sites submitted to Upton Bishop NDP Call for Sites 2020
© Crown copyright and database rights (2020) Ordnance Survey (0100060075). Not to scale.
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4.

Site assessments

Approach to site assessment
4.1

Site assessments have been undertaken having regard to advice and guidance available from
Herefordshire Council,17 the approach taken in the latest Herefordshire SHLAA,18 and to
Planning Practice Guidance (PPG).19 In line with PPG, the aim has been to provide
proportionate, robust evidence to support the choices made and the approach taken. PPG
advises that in allocating sites for development qualifying bodies (in this case, the Parish
Council) should carry out an appraisal of options and an assessment of individual sites against
clearly identified criteria.20 However, any assessment needs to be proportionate to the nature
of the plan.21

4.2

Sites have been assessed using a standard assessment form, based on a model version
prepared by Herefordshire Council and modified for local circumstances. The approach to
assessment has been designed to be consistent with that undertaken at County-level, in order
to assist the sharing of information and promote a common understanding of site suitability.

4.3

The information provided on the completed NDP Call for Sites submission forms has been
supplemented by further desk-based research and site visits. The principal aspects covered
are as follows:
•
•
•
•
•
•

4.4

site size, boundaries, and location;
current land use;
adjacent land uses and character of surrounding area;
physical features or constraints, such as access, topography, flooding and natural
features of significance;
planning, heritage and environmental designations and allocations; and
planning history.

In considering whether sites are developable22 and so potential candidates for allocation in
the NDP, regard has been had to:
•

the suitability of sites, assessed having regard to such factors as national planning
policy; the LPCS; physical factors; potential impacts of development, including on
neighbouring uses, ecology, heritage assets, landscape character and visual amenity;
current environmental conditions; and relationship to the existing settlement pattern;

17

Herefordshire Council, Neighbourhood Planning Guidance Note 21, Guide to site assessment and choosing
allocation sites, June 2015.
18
Herefordshire Council, Strategic Housing Land Availability Assessment, Rural Report, March 2019.
19
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment
20
PPG, paragraph: 042 Reference ID: 41-042-20170728
21
PPG, paragraph: 003 Reference ID: 3-003-20190722.
22
As per the NPPF Glossary: to be considered developable sites should be in a suitable location for housing
development with a reasonable prospect that they will be available and could be viably developed at the point
envisaged.
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•
•

availability, as evidenced in the Call for Sites submissions and any relevant planning
decisions; and
achievability, assessed as to whether there is a reasonable prospect that the site will be
developed for housing at a particular point in time. At a site level, this may be
influenced by factors such as unusual site costs, market or delivery factors. Overall,
research undertaken for the LPCS has demonstrated the viability of housing
development (including policy-compliant affordable housing provision) 23 in the relevant
market value area. Smaller sites of up to 30 dwellings in the higher market value areas
are shown to generate the largest residual values.

4.5

Where sites are assessed as having potential for allocation, indicative estimates of their
capacity (in terms of numbers of dwellings) have been provided. These should be used as a
starting point to determine appropriate dwelling numbers for allocation. National planning
policy encourages the efficient use of land, taking account of a range of factors including the
desirability of maintaining an area’s prevailing character and setting.24 The 2019 SHLAA
suggests a density range of 20 - 30 dwellings per hectare whilst acknowledging that capacity
cannot be assessed simply by applying a standard formula. With this in mind, account has also
been taken of evidence provided in site submissions, the existing settlement pattern and
character, and other local information. Landscape, ecology, heritage, infrastructure/open
space requirements, flood risk and topography may also influence the capacity of a site.

4.6

In the rural context, sites may be initially identified/submitted as existing field parcels whose
overall development would be of a disproportionate scale to prevailing character. In these
cases, an assessment has been made of an appropriate extent of development taking into
account site factors and local character.

4.7

An aspect of infrastructure of concern locally is the provision of foul drainage. This is
governed by LPCS policies SD3 and SD4. A scheme at Upton Crews has recently been refused
planning permission due to lack of adequate drainage (LPA ref P191972/F), with a revised
proposal now under consideration (P210105/F). However, other proposals have been granted
planning permission. Recently permitted schemes at Crow Hill have either included individual
package treatment plants with drainage fields (P200282/F), or had planning permission
granted subject to a condition requiring connection to a public sewer (P191187/O). A small
Wastewater Treatment Works comprising septic tank and drainage field to replace an existing
facility has also been permitted to the south of Upton Crews (P194240N). Any site allocated
for housing in the NDP will need to be able to demonstrate at the planning application stage
that adequate foul and surface water drainage can be provided. Since this is already a
requirement of the strategic policies further policy provision in the NDP is not required. For
site selection, it would be prudent to understand how site promoters intend to address these
requirements as this may impact on capacity or layout.

23
24

Herefordshire Council, Whole Plan Viability Assessment, Three Dragons, May 2014.
NPPF para. 122.
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4.8

In respect of agricultural land quality, the NPPF advises that planning policies should recognise
the economic and other benefits of the best and most versatile agricultural land. The majority
of the farmland in the Neighbourhood Area is either grade 2 (Very Good) or grade 3 (Good to
Moderate) quality. This is a factor to be borne in mind when taking decisions particularly in
respect of the larger sites comprising farmland.

4.9

Site assessments are set out in full in Appendix 3. The following summary assessments
provide a basis for recommendations in section 5 as to whether sites should proceed to public
consultation as a potential option, or be discounted from further consideration at this stage.

Summary of site assessments
Site 1, Land between Windy Hollow and Bayfield
4.10

Site 1 is poorly-related to the main built form of Crow Hill. The adjoining frontage
development does not detract from the site’s otherwise rural setting within an open
landscape. The site is open to view and any new housing would be readily apparent and
intrusive in the countryside. Such development would be relatively isolated from Crow Hill
both visually and in terms of access to its services and facilities by sustainable modes of travel.
It would be harmful to the landscape setting of the settlement and to rural character and
appearance.

Site 2, Land south-west of Rossways
4.11

Site 2 is adjacent and well-related to the main built form of Crow Hill. The site’s size, shape
and relationship to the highway is such that it could accommodate either frontage or limited
depth development. This has the potential to be in keeping with settlement character and
would reflect other recent village development, such as Pomona Grove which lies opposite.
The Call for Sites submission suggests providing an estimated eight to 15 dwellings to reflect
village character and local housing needs. While this is a proportionate scale of development,
it represents a low density for a site of this size. Discussion should be had with the site
promoters, including on the extent of the site, noting that a partial release may be required to
appropriately manage the quantum of development; the layout of the scheme, including areas
for development and open space; drainage, and the treatment of the new village edges to the
north-west and south-west.

Site 3, Land south of Crow Hill
4.12 Site 3 is poorly-related to the main built form of Crow Hill which lies to the north with
intervening open land and farmland. The site is elongated in form, stretching in a southwesterly direction away from the field access and the road, with boundaries to other farmland
on three sides. There is no development adjoining the site which has an open rural setting.
This is not noticeably impacted by the single dwelling diagonally opposite on the other side of
the B4224. Any development on the site would be relatively isolated from other built form,
and taking into the account the size, shape and orientation of the plot would be intrusive and
harmful to rural character and appearance.
Upton Bishop NDP · Housing site assessment · March 2021
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Site 4, Land at Felhampton Farm
4.13 Site 4 is adjacent and well-related to the main built form of Crow Hill. Development of the site
as a whole would be detrimental to the character and settlement pattern of the village which
favours frontage or limited-depth development to the principal highways, such as at Spring
Meadow adjoining. It would also deliver a disproportionate quantum of development.
However, there is scope for a partial release, comprising that part of the site with frontage to
the B4224 and extending eastwards to align with the rear boundary of the Spring Meadow
scheme. An allocation on this basis would have an indicative capacity of between 13 and 20
dwellings. It would be in keeping with settlement character and have no impact on the
designated heritage assets at Felhampton Farm to the south-east. Discussion should be had
with the site promoters, including on the appropriate scale and layout of development;
drainage; the treatment of the new village edge to the east, and opportunities to provide
improved pedestrian connectivity to the centre of Crow Hill.
Site 5, Land east of the Old Gore
4.14 Site 5 is to the north of Crow Hill. Whilst the site may be considered to be adjacent to the
settlement and is previously-developed land, it is poorly-related to the main built form of the
village taking into account the local context of surrounding land uses, topography and the
pattern of development nearby. Overall, the site’s suitability is limited by its predominantly
rural setting and weak relationship to the built form of village development, which occupies
higher ground to the south. As a result, development on the site would be relatively isolated
and harmful to the landscape setting of Crow Hill.
Site 6, Land north of B4221
4.15 Despite the position of site 6 between Crow Hill and Upton Crews it is not in or adjacent to
either settlement. In both cases there is intervening farmland with the result that the site is in
an isolated position in a countryside setting, with no adjoining development. Its allocation
would be contrary to the strategic policies for the location of new housing. The permitted
Wastewater Treatment Works immediately to the south (comprising a septic tank and
drainage field) may have implications for scheme layout and residential amenity. The site
rises from the road northwards and is relatively open to views, such that development would
be harmful to the rural character and appearance of the locality.
Sites 7 to 10
4.16 The four remaining sites are situated in the east of the Neighbourhood Area. Compared to
the sites above, they are relatively distant from Crow Hill or Upton Crews, or from other
settlements identified in LPCS policy RA2 outside the Neighbourhood Area, such as Linton and
Gorsley. Policy RA2 seeks to achieve sustainable development, bolstering existing service
provision and improving facilities by supporting housing growth in or adjacent to the identified
settlements. Sites 7 to 10 do not meet this locational requirement. Instead, they are in “rural
locations outside settlements” where LPCS policy RA3 seeks to restrict new housing to specific
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categories in order to avoid an unsustainable pattern of development. Their allocation for
housing would be contrary to the strategic policies for the location of new housing.
4.17 In terms of access to services and facilities and taking account of their rural location, the sites
do not afford appropriate opportunities to promote sustainable transport modes, either for
travel to the nearest RA2 settlements or to higher-order settlements further afield. This is
because of the distances between the sites and LPCS settlements; the lack of footway
provision; and the available public transport services. Prospective residents would thus be
likely to rely on use of the private car rather than more sustainable walking, cycling or use of
public transport for most trips to services and facilities to serve their everyday needs and to
access employment or other services such as health and secondary education. This is not a
sustainable outcome. There are no realistic or viable options to improve this position which
are available through the NDP.
4.18 Finally, development of the sites would adversely impact on the rural character and
appearance of their surroundings. This is so despite the fact that there are dwellings nearby,
in the form of a scattered pattern of wayside development which is typical of rural
Herefordshire. As such, these existing dwellings do not detract from the predominant rural
character of the immediate locality. However, allocation could harm that character by serving
to unduly consolidate existing housing (site 7), extending development into open countryside
(site 8), or enabling new dwellings which would be poorly-related to adjoining development
(sites 9 and 10).
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5.

Housing delivery

5.1

The NDP is required to demonstrate how the minimum amount of new housing required by
the LPCS is to be delivered, and to define settlement boundaries for Crow Hill and Upton
Crews. The recommended approach comprises:
•
•
•
•

making due allowance for existing completions and commitments (Appendix 1);
an allowance for windfalls;
the allocation of land for housing development; and
defining settlement boundaries for the two LPCS settlements.

Windfalls
5.2

In making provision for new housing, an allowance can be made for future “windfall sites” as
part of anticipated supply. These are sites not specifically identified in the development plan.
They may come forward either on land within the settlement boundaries, or in the wider
countryside provided at least one of the qualifying criteria in LPCS policy RA3 is satisfied.
There are also permitted development rights for the change of use of agricultural buildings to
residential within certain limits. A recent example is the dwelling granted on land at Probyns
Hill at site 10, and which is included as a commitment in Appendix 1 table B.25

5.3

The NPPF requires that any windfall allowance is based on compelling evidence that they will
provide a reliable source of supply, and is realistic with regard to strategic housing land
availability assessments, historic windfall delivery rates and expected future trends.26

5.4

In terms of SHLAA information, as noted above there have been no such published
assessments carried out in the Neighbourhood Area, and so no information to draw on from
this source.

5.5

In terms of historic delivery rates, Appendix 1 shows that a total of 29 dwellings have come
forward in the Neighbourhood Area since 2011, either as completions or commitments. None
of these had been identified in the development plan, so all are windfalls. Two sites
accounted for 19 of these dwellings (Pomona Grove, 10; land between Leeward House and
Millennium Hall, 9). It is recommended that these are not taken into account for the purposes
of calculating the windfall allowance, since small site windfalls are generally seen as a more
reliable guide to what may happen in the future. This leaves 10 dwellings which have arisen
as windfalls since 2011, an average of 1.1 per annum (it is assumed that all commitments will
in time become completions).

5.6

Turning to expected future trends, in the period up to 2031 small windfall sites are expected
to continue to come forward. There is no evidence to suggest that the recent rate will not be
sustained, especially bearing in mind the majority have come forward in the wider rural area

25

P181719/PA4, Prior approval for a proposed change of use of agricultural building to dwelling house,
allowed on appeal 18 December 2018.
26
NPPF, paragraph 70.
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under LPCS policy RA3. This aspect of supply will therefore not be affected by the
introduction of settlement boundaries for Crow Hill and Upton Crews in the NDP. The
agricultural dwelling being envisaged at Tan House Farm (site 11) is an instance of such
potential supply. Nonetheless, to take a precautionary approach and further ensure
reliability, it is assumed that windfalls will occur at 50% of the recent delivery rate. Moreover,
since it is unlikely that permissions granted in 2030/31 will be completed by the end of the
plan period, no allowance is made for commitments arising in this last year. The calculation is
therefore:
1.1 dwellings per annum x 10/2 = 5.5, rounded down to a windfall allowance of 5 dwellings.
Site allocation
5.7

Site allocation is a robust means of demonstrating capacity to deliver new housing. Allocation
within the NDP will also enable the preparation of an accompanying planning policy to guide
development, offering certainty to both the local community and developers as to the
planning requirements that a future proposal will need to address in order to be granted
planning permission. Moreover, national planning policy gives weight to the allocation of sites
for housing in NDPs, since in certain circumstances such plans will continue to be considered
up-to-date even though a five-year supply of deliverable housing sites cannot be
demonstrated by the local planning authority.27

5.8

The site assessments undertaken on the Call for Sites submissions have identified two
available sites as suitable for further consideration. In both cases, discussions are
recommended with the site promoters on such aspects as an appropriate quantum and type
of development, layout, drainage, boundary treatment and connectivity. In the meantime,
the assumed capacities of the sites are as follows:
•
•

5.9

Site 2, Land south-west of Rossways: 8-15 dwellings
Site 4 (part), Land at Felhampton Farm: 13-20 dwellings.

The residual housing requirement is a minimum of nine dwellings. Taking into account the
recommended windfall allowance, only one of these sites is needed to demonstrate delivery.
The overall position is summarised in Table 3. If only one site is to be progressed as an NDP
allocation, it is recommended that the choice between the two options is informed by public
consultation. Alternatively, both sites could be allocated. This would ensure surety against
the possibility that sites may not come forward as expected.

5.10 In respect of the other eight assessed sites, it is recommended that they are not progressed
further through the NDP, for the reasons summarised in section 4 and detailed in the site
assessment schedules at Appendix 3.

27

NPPF, paragraph 14.
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UPTON BISHOP NEIGHBOURHOOD AREA
HOUSING REQUIREMENT 2011-2031: 38 DWELLINGS
Dwellings completed 2011-2020
Dwellings with planning permission
Windfall allowance
Site allocation:
Site 2, Land south-west of Rossways
Site 4, Land at Felhampton Farm (part)
POTENTIAL TOTAL HOUSING DELIVERY

14
15
5
8-15*
13-20**
42-49

47-54

Table 3: Housing delivery with site options.
* as per CfS submission. Subject to confirmation.
**assessed capacity using standard density ratios (see para. 4.5). Subject to confirmation.

Draft settlement boundaries
5.11 Settlement boundaries have been drafted for Crow Hill and Upton Crews. These have been
drawn having regard to criteria in HC guidance,28 the site assessments, and boundary
suggestions from the Steering Group. The boundaries generally follow road lines and
property/physical boundaries. In certain cases, the boundaries cut across property
boundaries where there is a need to exclude land which if developed could harm settlement
character.
5.12 Plan 3 shows the draft settlement boundaries. Two sites with planning permission
(commitment sites) have been included in the boundary for Crow Hill. There are no
commitment sites at Upton Crews.29 The Crow Hill boundary also illustrates both sites 2 and 4
(part). Note that following further discussion and consideration only part of site 2 may be
released.
5.13 It is recommended that community feedback on the draft settlement boundaries be sought, as
well as on the choice of housing site, prior to formulating the draft NDP.

28

Herefordshire Council, Neighbourhood Planning Guidance Note 20, Guide to settlement boundaries, June
2015.
29
Planning application P210105/F proposed erection of 5 no. dwellings and associated works, land to the
south of Upton Crews will need to be included as a commitment site if granted planning permission.
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Recommendations
5.14 It is recommended that the minimum housing requirement for the Neighbourhood Area in the
period from 2011 to 2031 be delivered by:
•
•
•
•

allowing for residential completions and commitments to date as set out in Appendix 1.
This position will need to be kept up to date as the NDP is prepared;
making a windfall allowance of five dwellings as part of the anticipated supply of
housing;
allocating land at Crow Hill for residential development. Two sites have been assessed
as being suitable for further consideration; and
drawing settlement boundaries for Crow Hill and Upton Crews.

5.15 The recommended next steps are:
•

•

discussing how the recommended sites may best be developed with the site promoters
and their advisors, with the aim of respecting settlement character and addressing local
housing requirements, including the community’s preference for smaller properties and
low-cost housing for sale;
undertaking public consultation to guide site selection and seek views on the principles
of site development and the draft settlement boundaries.

5.16 Planning policies in the NDP will guide the development of any site allocation/s, and of
proposals coming forward as windfalls throughout the Neighbourhood Area. These policies
will need to reflect and deliver as far as possible on some of the key themes in the
questionnaire survey – including ensuring development respects the local context through
careful design. The assessments reported here have identified some of the considerations in
respect of the sites themselves; others will arise through public consultation.
5.17 The focus of this report has been with meeting the minimum LPCS requirements and on the
suitability of sites for allocation. This is only part of the process of developing the NDP’s
housing policies. As noted above, the NDP residents’ survey identified a range of community
concerns about tenure, type and size of housing. The scope for providing affordable housing,
as this term is understood in planning terms, is generally limited on open market sites in the
rural areas of Herefordshire because of the thresholds which apply. However, both of the
identified sites at Crow Hill have potential for providing affordable housing and which will help
meet local concerns.
5.18 Other aspects of dwelling type and size may be addressed in policy. Self-build and live/work
units may also be encouraged, including on the allocation sites.
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Plan 3: Draft settlement boundaries for Crow Hill and Upton Crews
© Crown copyright and database rights (2020) Ordnance Survey (0100060075). Not to scale.
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APPENDIX 1: Completions and commitments
A: Completions up to 1 April 2020
LPA ref
S111941/F

Scheme
Ridge Cottage, change of use to domestic use of
log cabin
S113121/F
Marsh Farm, barn conversion
P142625/U
Phocle Lake, LDC for use as dwellinghouse
P143190/F
Pomona Grove, 10 dwellings
P181516/PA4 Felhampton Farm, barn conversion
Total

No. of new dwellings (net)
1
1
1
10
1
14

B: Commitments to date
LPA ref
P181719/PA4
P184493/F
P200282/F
P191187/O

Scheme
Land at Probyns Hill
Barn at Upton Bishop
Land off C1286, Crow
Hill
Land between Leeward
House and Millennium
Hall

Total

No. of new dwellings (net)
1
1
4

Decision date
18.12.2018
13.11.2019
23.7.2020

9

20.11. 20

15

C: Calculation of remaining minimum housing requirement
Minimum proportionate growth target
Deduct completions
Deduct commitments
Required to meet minimum target

38
14
15
9
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APPENDIX 2: Call for Sites Site Submission Form and publicity

Site Submission Form
Call for Sites poster
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APPENDIX 3: Site assessments

Site Assessment Forms for:
Site ref
Site 1
Site 2
Site 3
Site 4
Site 5
Site 6
Site 7
Site 8
Site 9
Site 10

Name
Land between Windy Hollow and Bayfield
Land south-west of Rossways
Land south of Crow Hill
Land at Felhampton Farm
Land east of the Old Gore
Land north of B4221
Land north of Hill View Farm
Land east of Hill View Farm
Land at Hilltop
Land at Probyns Hill

Abbreviations used:
CfS
HC
LPCS
NPPF
NDP
PHI
PROW
SAM
SHLAA
TPO

NDP Call for Sites
Herefordshire Council
Herefordshire Local Plan Core Strategy
National Planning Policy Framework
Neighbourhood Development Plan
Priority Habitats Inventory
Public right of way
Scheduled Ancient Monument
Strategic Housing Land Availability Assessment
Tree Preservation Order
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Site Assessment: Site 1, Land between Windy Hollow and Bayfield
Site information
Area (hectares)
Existing use
Previously developed?
Adjacent land uses

2.1.
Agricultural.
No.
B4221 to N, residential to E, industrial buildings/business park to W (Windy
Hollow), farmland to S.

Site features
Boundaries
Other site features
Topography

Hedgerow to N, W, and E. The S boundary is not defined on site.
None.
Level.

Accessibility / infrastructure
Highway access
Public right of way?
Other infrastructure /
services

Frontage to B4221. Centrally-positioned field access. No footway.
None.
The CfS submission states unknown at present, but presumed to be available
given adjacent development to E and W.

LPCS and planning history
LPCS
Planning history

No Policy Map notation on site.
None.

Heritage assets
Conservation Area
Listed buildings
SAM
Other heritage

None.
None.
None.
None.

Environmental information
Landscape type
TPO
Biodiversity habitat
Flood risk
Other

Principal Settled Farmlands.
None.
None.
Flood Zone 1 (low probability).
None.
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Site assessment
Suitability

Site 1 is part of a larger field to the west of Crow Hill with a 241m frontage to the
B4221. To the east it adjoins a group of dwellings with the allotments and Pomona
Grove beyond. To the west it adjoins the Windy Hollow employment site. It is 650m
from the field access to the Crow Hill crossroads, and 980m to the Millennium Hall. The
site is outside the Crow Hill 30 mph limit and there is no footway along the B4221 until
Pomona Grove.
Whilst the site may be considered to be adjacent to the settlement, it is poorly-related
to the main built form taking into account the local context. The limited adjoining
development to east and west does not detract from the site’s rural setting within an
open landscape. Whilst there is a hedgerow boundary along the main road, the site is
open to view and any new housing would be readily apparent. Such development
would be relatively isolated from Crow Hill both visually and in terms of access to its
services and facilities by sustainable modes of travel. It would be harmful to the
landscape setting of the settlement and to rural character and appearance.

Availability

The CfS submission confirms the site is available for housing within five years.

Achievability

The site is in a single, freehold ownership and there is no evidence of site factors which
would adversely impact on delivery. There is a reasonable prospect that the site or part
thereof could be developed in the stated timeframe.

Development
potential

The CfS submission suggests an estimated eight to 15 dwellings to reflect the village
character and settlement pattern as well as local housing needs.

Concluding
assessment

Site 1 is poorly-related to the main built form of Crow Hill. The adjoining frontage
development does not detract from the site’s otherwise rural setting within an open
landscape. Whilst there is a hedgerow boundary along the main road, the site is open
to view and any new housing would be readily apparent and intrusive in the
countryside. Such development would be relatively isolated from Crow Hill both
visually and in terms of access to its services and facilities by sustainable modes of
travel. It would be harmful to the landscape setting of the settlement and to rural
character and appearance.
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Site Assessment: Site 2, Land south-west of Rossways
Site information
Area (hectares)
Existing use
Previously developed?
Adjacent land uses

1.9.
Agricultural.
No.
B4221 to S with residential opposite, residential to NE, farmland to NE and
NW.

Site features
Boundaries
Other site features
Topography

Hedgerow/trees to NE, SE and SW. NW boundary not defined on site.
None.
Gentle fall to W from a high point in the east (spot height 108m).

Accessibility / infrastructure
Highway access
Public right of way?
Other infrastructure /
services

Frontage to B4221. Field access. Footway for 94m of the 280m highway
frontage (this enables pedestrian access to Pomona Grove, opposite).
None.
The CfS submission states unknown at present, but presumed to be available
given proximity to settlement.

LPCS and planning history
LPCS
Planning history

No Policy Map notation on site.
None.

Heritage assets
Conservation Area
Listed buildings
SAM
Other heritage

None.
None.
None.
None.

Environmental information
Landscape type
TPO
Biodiversity habitat
Flood risk
Other

Principal Settled Farmlands.
None.
None.
Flood Zone 1 (low probability).
None.
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Site assessment
Suitability

Site 2 is part of a larger field on the western edge of Crow Hill. It is adjacent and wellrelated to the main built form of the settlement, with consolidated village development
opposite. As well as the dwellings and open space/community orchard at Pomona
Grove, this comprises dwellings at Powell Croft; older wayside properties in generous
curtilages; and allotments. The site has a 280m frontage to the B4221 which is within
the 30mph limit; a field access to the highway, and a 94m length of footway which
helps link Pomona Grove to the village. From the field access, it is 200m to the Crow
Hill crossroads and 520m to the Millennium Hall.
The site’s size, shape and linear relationship to the highway is such that it could
accommodate either frontage or limited depth development. This has the potential to
be in keeping with settlement character and reflect the pattern of other recent village
development, such as at Pomona Grove, which is oriented towards the road with
intervening open space.
The local topography is a factor to consider in scheme layout. From the Crow Hill
crossroads travelling westwards, the B4221 rises to a high point of 108m approximately
at the field access, before descending to 102m in the south-west. Positioning
development on the north-eastern part of the site would thus be the least satisfactory
option in terms of minimising its likely prominence in the landscape. A better approach
may be to reserve this higher part of the site for open space, setting development
further to the south-west.

Availability

The CfS submission confirms the site is available for housing within 0-5 years.

Achievability

The site is in a single, freehold ownership and there is no evidence of site factors which
would adversely impact on delivery. There is a reasonable prospect that the site or part
thereof could be developed in the stated timeframe.

Development
potential

The CfS submission proposes an estimated eight to 15 dwellings to reflect the village
character and settlement pattern as well as local housing needs. This represents a low
density for a site of this size. The standard density range indicates between 38 and 57
dwellings which would be disproportionate to the scale of the housing requirement and
to village character. As a comparator, Pomona Grove provides 10 dwellings on a gross
site area of 0.61 ha (excluding the allotments and the associated car parking). A partial
release of the site may be required in order to appropriately manage the quantum of
development in line with settlement character and local requirements.

Concluding
assessment

Site 2 is adjacent and well-related to the main built form of Crow Hill. The site’s size,
shape and relationship to the highway is such that it could accommodate either
frontage or limited-depth development. This has the potential to be in keeping with
settlement character and would reflect other recent village development, such as
Pomona Grove. Discussion should be had with the site promoters to include the extent
of the site, noting that a partial release may be required; the scale and layout of the
scheme including areas for development and open space; drainage, and the treatment
of the new village edges to the north-west and south-west. The outcome of these
discussions will then inform any NDP site allocation policy.
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Site Assessment: Site 3, Land south of Crow Hill
Site information
Area (hectares)
Existing use
Previously developed?
Adjacent land uses

0.38.
Agricultural.
No.
Agricultural. To the NE (intervening field access) is the B4224 with dwelling
opposite.

Site features
Boundaries
Other site features
Topography

Hedgerow except to the SW boundary which is not defined on site. Mature
tree in NE boundary hedgerow.
None.
Level.

Accessibility / infrastructure
Highway access
Public right of way?
Other infrastructure /
services

Field access onto B4224.
None.
The CfS submission states unknown at present.

LPCS and planning history
LPCS
Planning history

No Policy Map notation on site.
None.

Heritage assets
Conservation Area
Listed buildings
SAM
Other heritage

None.
None.
None.
None.

Environmental information
Landscape type
TPO
Biodiversity habitat
Flood risk
Other

Principal Settled Farmlands.
None.
None.
Flood Zone 1 (low probability).
None.
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Site assessment
Suitability

Site 3 is part of a larger field to the south of Crow Hill, accessed from the west side of
the B4224. It is in a rural setting although there is a single dwelling diagonally opposite.
The main built form of Crow Hill is to the north with intervening open land and
farmland on both sides of the road, so that it is poorly-related to the settlement. It is
336m from the site entrance to the Crow Hill crossroads, and 635m to the Millennium
Hall. The site is outside the Crow Hill 30 mph limit and there is no footway along the
B4224.
The site is elongated in form, stretching some 106m in a south-westerly direction away
from the field access and the road, and being a maximum 32m wide. There is no
development adjoining the site which borders onto other farmland on three sides. The
single dwelling diagonally opposite does not detract from the site’s open rural setting.
Any development on the site would be relatively isolated from other built form, and
taking into the account the size, shape and orientation of the plot would be intrusive
and harmful to rural character and appearance.

Availability

The CfS submission confirms the site is available for housing within five years.

Achievability

The site is in a single, freehold ownership and there is no evidence of site factors which
would adversely impact on delivery. There is a reasonable prospect that the site or part
thereof could be developed in the stated timeframe.

Development
potential

The CfS submission suggests an estimated three dwellings to reflect the village
character and settlement pattern as well as local housing needs.

Concluding
assessment

Site 3 is poorly-related to the main built form of Crow Hill which lies to the north with
intervening open land and farmland. The site is elongated in form, stretching in a
south-westerly direction away from the field access and the road, with boundaries to
other farmland on three sides. There is no development adjoining the site which has an
open rural setting. This is not noticeably impacted by the single dwelling diagonally
opposite on the other side of the B4224. Any development on the site would be
relatively isolated from other built form, and taking into the account the size, shape and
orientation of the plot would be intrusive and harmful to rural character and
appearance.
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Site Assessment: Site 4, Land at Felhampton Farm
Site information
Area (hectares)
Existing use
Previously developed?
Adjacent land uses

2.28.
Agricultural.
No.
Residential to N, residential and B4224 to W, dwelling to S, farmland to E.

Site features
Boundaries
Other site features
Topography

Hedgerow.
Pond to SE.
Gentle fall to E.

Accessibility / infrastructure
Highway access
Public right of way?
Other infrastructure /
services

Frontage onto B4224. No footway. Field access is from farmland to E.
None.
The CfS submission states electricity available.

LPCS and planning history
LPCS
Planning history

No Policy Map notation on site.
None.

Heritage assets
Conservation Area
Listed buildings
SAM
Other heritage

None.
None on site. Grade II-listed Felhampton Farm and Dovecote 220m to SE at
closest point.
None.
None.

Environmental information
Landscape type
TPO
Biodiversity habitat
Flood risk
Other

Principal Settled Farmlands.
None.
None.
Flood Zone 1 (low probability).
None.
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Site assessment
Suitability

Site 4 is an irregularly-shaped site to the south east of Crow Hill, lying to the rear of
village housing and with 108m frontage to the B4224. It is adjacent and well-related to
the main built form of the settlement. The site as a whole is of a disproportionate size
in relation to both the scale of housing requirements, being capable of delivering
between 45 and 68 dwellings at the standard densities, and to village character.
Allocation of the whole site would represent significant development in depth,
including to the rear of existing property, whilst the recent growth of the village has
favoured frontage or limited depth schemes, such as Pomona Grove and Spring
Gardens (which adjoins the site).
Whilst for these reasons allocation of the site as a whole would not be appropriate,
there is an opportunity for a partial release. Taking into account site factors and local
character, the allocation of an area of 0.67 ha along the B4224 frontage between Spring
Gardens and Lower Ryelands and extending eastwards to align with the rear of Spring
Gardens would be appropriate. Such a reduced area would also help ensure that there
was no material impact on the setting of the designated heritage assets at Felhampton
Farm further to the south-east.
Access would need to established from the B4224. The site frontage is in the Crow Hill
30mph speed limit; from the mid-point, it is 230m to the Crow Hill crossroads, and
550m to the Millennium Hall. There is no footway but there may be scope for such
provision at least in part on highway verge to the north, enabling sustainable access to
village facilities.

Availability

The CfS submission confirms the site is available for housing within 6-10 years.

Achievability

The site is in a single ownership and a restrictive covenant expires in 2025. There is no
evidence of other site factors which would adversely impact on delivery. There is a
reasonable prospect that the site or part thereof could be developed in the stated
timeframe.

Development
potential

The partial release of 0.67 ha. described above would yield between 13 and 20
dwellings at 20 - 30 dwellings per ha. respectively. Reflecting the edge-of-village
position, a scheme towards the lower end of this range would be more in keeping with
local character. As a comparator, the adjacent Spring Meadow scheme provides eight
dwellings on a gross area of 0.31 ha.

Concluding
assessment

Site 4 is adjacent to Crow Hill. Development of the site as a whole would be
detrimental to the character and settlement pattern of the village which favours
frontage or limited-depth development to the principal highways, such as at Spring
Meadow adjoining. It would also deliver a disproportionate quantum of development.
However, there is scope for a partial release, comprising that part of the site with
frontage to the B4224 and extending eastwards to align with the rear boundary of the
Spring Meadow scheme. An allocation on this basis would be in keeping with
settlement character and have no impact on the designated heritage assets at
Felhampton Farm to the south east. Discussion should be had with the site promoters
to include the appropriate scale and layout of development; the treatment of the new
village edge to the east; drainage, and opportunities to improve pedestrian connectivity
to the centre of Crow Hill.
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Site Assessment: Site 5, Land east of the Old Gore
Site information
Area (hectares)
Existing use
Previously developed?

Adjacent land uses

0.26.
Equine pasture and stables/yard area.
Site has a permanent structure (stables) and otherwise complies with the
definition of previously developed land in NPPF Annex 2, which indicates that
this extends to the curtilage of the developed land. The NPPF notes that it
should not be assumed that the whole of the curtilage should be developed.
B4224 to W with dwelling opposite to SW, farmland to N, paddocks to E. To S
a sunken lane (not PROW) and tree belt with farmland and dwelling beyond.

Site features
Boundaries
Other site features
Topography

Hedgerow and post/wire fence.
None.
Gentle fall from S.

Accessibility / infrastructure
Highway access
Public right of way?
Other infrastructure /
services

Frontage onto B4224. No footway. Access from N of site.
A PROW (Upton Bishop footpath 1) runs outside the site to the N and E
through land owned by the site promoters.
The CfS submission states water available.

LPCS and planning history
LPCS
Planning history

No Policy Map notation on site.
DS032449/F East side of road from Old Gore (Field No 0020), new entrance
with turning area with turning area with 4 stables and 1 tackroom with yard,
appeal allowed 12 October 2004.

Heritage assets
Conservation Area
Listed buildings
SAM
Other heritage

None.
None.
None.
None.

Environmental information
Landscape type
TPO
Biodiversity habitat
Flood risk
Other

Principal Settled Farmlands.
None.
None on site. PHI Good quality semi-improved grassland (Non-Priority) to N.
Flood Zone 1 (low probability).
None.
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Site assessment
Suitability

Site 5 is to the north of Crow Hill with a 90m frontage and access to the B4224. It is
344m from the site entrance to the Crow Hill crossroads, this section of the B4224
being noticeably steep and narrow, and 670m to the Millennium Hall. The site is within
the Crow Hill 30 mph limit, with no footway along the B4224 on the approach to the
crossroads; due to the topography, highway width and lack of highway verge, there is a
lack of opportunity for such provision. An alternative route to the village may be
available by connecting to the adjacent public footpath across land also owned by the
site promoters (this route may not be suitable for all users such as people with
disabilities/reduced mobility).
Whilst the site may be considered to be adjacent to the settlement and is previouslydeveloped, it is poorly-related to the main built form taking into account the local
context and this limits its suitability. To the south of the site there is a lane/tree belt
and scattered wayside dwellings on linear plots overlooking the road before
consolidated development is reached towards the summit and the crossroads. On the
west side of the B4224 opposite the site, there is a paddock, open land and the garden
of Greytree Cottage. The first dwelling reached when travelling towards the village
(Greytree Cottage) lies to the south of the site. Overall, the site has a predominantly
rural setting and only a weak relationship to the built form of village development,
which occupies higher ground to the south. As a result, development on the site would
be relatively isolated and harmful to the landscape setting of Crow Hill.

Availability

The CfS submission confirms the site is available for housing within 0-5 years.

Achievability

The site is in a single ownership and there is no evidence of site factors which would
adversely impact on delivery. There is a reasonable prospect that the site or part
thereof could be developed in the stated timeframe.

Development
potential

A single dwelling for occupation by the site promoters is proposed, with additional
dwellings as appropriate.

Concluding
assessment

Site 5 is to the north of Crow Hill. Whilst the site may be considered to be adjacent to
the settlement and is previously-developed land, it is poorly-related to the main built
form of the village taking into account the local context of surrounding land uses,
topography and the pattern of development nearby. Overall, the site’s suitability is
limited by its predominantly rural setting and weak relationship to the built form of
village development, which occupies higher ground to the south. As a result,
development on the site would be relatively isolated and harmful to the landscape
setting of Crow Hill.
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Site Assessment: Site 6, Land north of B4221
Site information
Area (hectares)
Existing use
Previously developed?
Adjacent land uses

0.27.
Agricultural.
No.
B4221 to S, farmland to W, N and S.

Site features
Boundaries
Other site features
Topography

Hedgerow. N and part S boundaries not defined on site.
Mature tree towards S boundary.
Sites rises to N.

Accessibility / infrastructure
Highway access
Public right of way?
Other infrastructure /
services

Frontage onto B4224 with field access. No footway.
PROW runs alongside E boundary (Upton Bishop footpath 13, bridleway 27).
Information not provided.

LPCS and planning history
LPCS
Planning history

No Policy Map notation on site.
P194240N, field north of B4221 south of Oaklands, New buried septic tank and
drainage field, approved 9 June 2020.

Heritage assets
Conservation Area
Listed buildings
SAM
Other heritage

None.
None. Grade II-listed Felhampton Farm and Dovecote 239m to SW at closest
point.
None.
None.

Environmental information
Landscape type
TPO
Biodiversity habitat
Flood risk
Other

Principal Settled Farmlands/ Wooded Hills and Farmlands.
None.
None.
Flood Zone 1 (low probability).
None.
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Site assessment
Suitability

Site 6 is situated in a rural setting between Crow Hill and Upton Crews. It is not in or
adjacent to either RA2 settlement, with intervening farmland in both cases. The site is
therefore in the countryside where policy RA3 applies. Relevant distances from the site
entrance are: to Crow Hill crossroads via the B4221, 500m; to Upton Crews via the
public footpath, 380m; to the Millennium Hall, 245m. The site is outside the Crow Hill
30 mph limit and there is no footway along the B4221.
Planning permission has recently been granted to Dwr Cymru Welsh Water for a small
Wastewater Treatment Works, WwTW) comprising a septic tank and drainage field on
land immediately adjoining the site to the south. This is to serve properties on Manor
House Road to the north. The septic tank is fed by a drainage pipe which runs from the
north across the site. The easement for the pipe may constrain scheme layout. The
normal operation of this facility (including emptying an estimated four times a year)
may have adverse implications for the amenity of prospective dwellings.
The site is in a rural setting on land which rises to the north from the B4221. Whilst it is
screened to some degree by the hedgerow along the main road and the footpath, it is
otherwise open to view such that development would be readily apparent. There is no
adjoining development, the rear of dwellings at Upton Crews being glimpsed only
through vegetation in views to the north. Any development on the site would be
isolated, and in this open context would be intrusive and harmful to rural character and
appearance.

Availability

The CfS submission confirms the site is available for housing. Information on timescale
for availability not provided.

Achievability

The site is in a single ownership. Delivery could be impacted by the route of the
drainage pipe feeding the septic tank to the south and by any amenity issues arising.
These would need to be considered in scheme design. With this caveat, there remains
a reasonable prospect that the site could be developed within the plan period.

Development
potential
Concluding
assessment

The CfS submission does not include any information on development intentions.
Despite the position of site 6 between Crow Hill and Upton Crews it is not in or adjacent
to either settlement. Whilst taking account of the distances involved, in both cases
there is intervening farmland with the result that the site is in an isolated position, with
no adjoining development. Its allocation would be contrary to the strategic policies for
the location of new housing. The WwTW to the south may have implications for
scheme layout and residential amenity. The site rises from the road northwards and is
relatively open to views, such that development would be harmful to the rural
character and appearance of the locality.
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Site Assessment: Site 7, Land north of Hill View Farm
Site information
Area (hectares)
Existing use
Previously developed?

Adjacent land uses

0.96.
Livestock, hay cropping.
Site has permanent non-agricultural structures (stables) which with their
curtilages may be considered as meeting the definition of previously
developed land in NPPF Annex 2. The NPPF notes that it should not be
assumed that the whole of the curtilage should be developed.
Manor House Road to W and Probyns Road to N, both with dwellings opposite;
agricultural land to E, Hill View Farm to S.

Site features
Boundaries
Other site features
Topography

Hedgerow/hedgerow trees. Part E boundary not defined on site.
Two stables, two storage barns, one mobile office.
Site falls to E.

Accessibility / infrastructure
Highway access
Public right of way?
Other infrastructure /
services

Frontage to Manor House Road and Probyns Road, field access in NW corner.
No footway.
None.
The CfS submission states electricity and water in close proximity.

LPCS and planning history
LPCS
Planning history

No Policy Map notation on site. Lynders Wood Local Wildlife Site to S.
P183528/F, land adjacent Trem-y-Bryn Barn, Upton Bishop, Demolition of
existing stables and development of 4 no. new dwellings with associated
landscaping, parking and amenity space, appeal dismissed 22 July 2019.

Heritage assets
Conservation Area
Listed buildings
SAM
Other heritage

None.
None.
None.
None.

Environmental information
Landscape type
TPO
Biodiversity habitat
Flood risk
Other

Estate Farmlands.
None.
None.
Flood Zone 1 (low probability).
None.
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Site assessment
Suitability

Site 7 comprises land at the junction of Manor Road and Probyns Road. In policy terms,
the site is not within or adjacent to an RA2 settlement. The nearest is Upton Crews,
whose main built form lies 630m to the north west along Manor House Road. Other
RA2 settlements such as Crow Hill, Linton and Gorsley are further afield. The site is
therefore in the countryside where policy RA3 applies.
In respect of access to services and facilities, the Inspector in the 2019 appeal had
regard to the distances involved, the nature of the rural road network with no footway
or lighting, and the available public transport provision. He considered that prospective
residents would likely be heavily reliant on private motorised transport as opposed to
more sustainable walking, cycling or use of public transport for most trips to facilities
and services to serve all of their everyday needs, as well as to reach most employment
destinations if not working from home. He concluded that the proposed dwellings
would not be in a sustainable location in this respect.
There are several dwellings nearby although these do not detract from the
predominant rural character of the immediate locality. Such a scattered pattern of
wayside development is typical of rural Herefordshire. Consolidating this pattern
through development on the site would be harmful to the prevailing rural character and
appearance.

Availability

The CfS submission confirms the site is available for housing within 5 years.

Achievability

The site is in a single ownership and there is no evidence of site factors which would
adversely impact on delivery. There is a reasonable prospect that the site or part
thereof could be developed in the stated timeframe.

Development
potential

The CfS submission does not include any information on development intentions.
However, the 2019 appeal was for four dwellings on a smaller site area (0.76 ha.).

Concluding
assessment

Because the site is not located within or adjacent to any RA2 settlement its allocation in
the NDP would not be consistent with the strategic policy, which seeks to deliver a
sustainable pattern of development by supporting housing growth where it can bolster
existing service provision, improve facilities and infrastructure and met the needs of the
communities concerned. The rural location of the site means that allocation would not
promote the use of sustainable transport modes such as walking, cycling or public
transport to access services and facilities, either in the nearest RA2 settlements or in
high-order settlements further afield. Allocation would serve to consolidate existing
scattered wayside development to the detriment of the rural character and appearance
of the locality.
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Site Assessment: Site 8, Land east of Hill View Farm
Site information
Area (hectares)
Existing use
Previously developed?
Adjacent land uses

0.2.
Stated as recreational in the CfS submission.
No.
B4221 to SW, Hill View Farm to NW, agricultural land to N and E. Site 8 wraps
around the site to the N and E.

Site features
Boundaries
Other site features
Topography

Hedgerow. Trees to W boundary.
None.
Level, elevated site.

Accessibility / infrastructure
Highway access
Public right of way?
Other infrastructure /
services

Frontage onto B4221 with field access (shared with site 9). No footway.
None.
The CfS submission states water, electricity and comms in B4221.

LPCS and planning history
LPCS
Planning history

No Policy Map notation on site. Lynders Wood Local Wildlife Site to S.
P204499/F, land adjacent Trem y Bryn, Upton Bishop, proposed erection of
small sustainable dwelling and garage, awaiting determination.

Heritage assets
Conservation Area
Listed buildings
SAM
Other heritage

None.
None.
None.
Trem-y-Bryn barn to the W is regarded by HC as a non-designated heritage
asset.

Environmental information
Landscape type
TPO
Biodiversity habitat
Flood risk
Other

Estate Farmlands.
None.
None on site. Lynders Wood opposite across B4221 is ancient replanted
woodland/deciduous and coniferous woodland.
Flood Zone 1 (low probability).
None.
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Site assessment
Suitability

Site 8 comprises a greenfield site to the east of Hill View Farm with frontage to the
B4221. The CfS submission describes the existing use as recreational, although this
does not appear to have any formal status in that there is no recorded change of use.
In policy terms, the site is not in or adjacent to an RA2 settlement. The nearest is Upton
Crews, whose main built form lies some 835m to the north west along the B4221 and
Manor House Road. Other RA2 settlements such as Crow Hill, Linton and Gorsley are
further afield. The site is therefore in the countryside where policy RA3 applies.
In respect of access to services and facilities, the conclusions of the Inspector in the
2019 appeal at site 7 nearby also apply here. He took account of the distances involved,
the nature of the rural road network with no footway or lighting, and the available
public transport provision. He considered that prospective residents would likely be
heavily reliant on private motorised transport as opposed to more sustainable walking,
cycling or use of public transport for most trips to facilities and services to serve all of
their everyday needs, as well as to reach most employment destinations if not working
from home. He concluded that the proposed dwellings would not be in a sustainable
location in this respect.
Finally, the site is adjacent to Hill View Farm with farmland to the north and east. It is
in an elevated situation and is open to longer-distance views. Development would
extend the built form associated with Hill View Farm into open countryside, which
would be harmful to the rural character and appearance of the locality.
The CfS submission explains that what is proposed is a sustainable dwelling. This does
not affect whether the site is suitable in principle for allocation in the NDP. It is a
matter to be considered in the planning balance in determining the present application.
The effect of the scheme on the significance of Trem-y-Bryn barn will also need to be
taken into account.

Availability

The CfS submission confirms the site is available for housing within 5 years.

Achievability

The site is in a single ownership and there is no evidence of site factors which would
adversely impact on delivery. There is a reasonable prospect that the site could be
developed in the stated timeframe.

Development
potential
Concluding
assessment

The CfS submission proposes a single dwelling.
Because the site is not located within or adjacent to any RA2 settlement its allocation in
the NDP would not be consistent with the strategic policy, which seeks to deliver a
sustainable pattern of development by supporting housing growth where it can bolster
existing service provision, improve facilities and infrastructure and met the needs of the
communities concerned. The rural location of the site means that allocation would not
promote the use of sustainable transport modes such as walking, cycling or public
transport to access services and facilities, either in the nearest RA2 settlements or in
high-order settlements further afield. Allocation would serve to extend development
into the open countryside to the detriment of the rural character and appearance of
the locality.
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Site Assessment: Site 9, Land at Hilltop
Site information
Area (hectares)
Existing use
Previously developed?
Adjacent land uses

1.1.
Agricultural/grazing.
No.
B4221 to SW, site 8 to NW, agricultural land to N and E.

Site features
Boundaries
Other site features
Topography

Hedgerow/boundary trees. SE boundary not defined on site.
None.
Level, elevated site.

Accessibility / infrastructure
Highway access
Public right of way?
Other infrastructure /
services

Frontage to B4221 with field access (shared with site 8). No footway.
None.
The CfS submission states water available in B4221.

LPCS and planning history
LPCS
Planning history

No Policy Map notation on site. Lynders Wood Local Wildlife Site to S.
Several outline planning applications made in 2020 associated with equine
charity (all withdrawn), including classroom, craft workshop, pupil
accommodation, foaling stables, change of use of land to agricultural and
equestrian use, and P200091/O, proposed construction of a temporary
dwelling.

Heritage assets
Conservation Area
Listed buildings
SAM
Other heritage

None.
None.
None.
None.

Environmental information
Landscape type
TPO
Biodiversity habitat
Flood risk
Other

Estate Farmlands.
None.
None on site. Lynders Wood opposite across B4221 is ancient replanted
woodland/deciduous and coniferous woodland.
Flood Zone 1 (low probability).
None.
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Site assessment
Suitability

Site 9 is agricultural land to the north and east of site 8, with frontage to the B4221. In
policy terms, the site is not within or adjacent to an RA2 settlement. The nearest is
Upton Crews, whose main built form lies some 835m to the north west along the B4221
and Manor House Road. Other RA2 settlements such as Crow Hill, Linton and Gorsley
are further afield. The site is therefore in the countryside where policy RA3 applies.
In respect of access to services and facilities, the conclusions of the Inspector in the
2019 appeal at site 7 nearby also apply here. He took account of the distances involved,
the nature of the rural road network with no footway or lighting, and the available
public transport provision. He considered that prospective residents would likely be
heavily reliant on private motorised transport as opposed to more sustainable walking,
cycling or use of public transport for most trips to facilities and services to serve all of
their everyday needs, as well as to reach most employment destinations if not working
from home. He concluded that the proposed dwellings would not be in a sustainable
location in this respect.
Finally, the site is poorly related to nearby development, occupying an elevated
situation open to longer-distance views and with boundaries to open countryside on
three sides. Development in this relatively isolated position would be harmful to the
rural character and appearance of the locality.

Availability

The CfS submission confirms the site is available for housing within 5 years.

Achievability

The site is in a single ownership and there is no evidence of site factors which would
adversely impact on delivery. There is a reasonable prospect that the site or part
thereof could be developed in the stated timeframe.

Development
potential
Concluding
assessment

The CfS submission does not include any information on development intentions.
Site 9 is not located within or adjacent to any RA2 settlement and its allocation in the
NDP would not be consistent with the strategic policy. This seeks to deliver a
sustainable pattern of development by supporting housing growth where it can bolster
existing service provision, improve facilities and infrastructure and met the needs of the
communities concerned. The rural location of the site means that allocation would not
promote the use of sustainable transport modes such as walking, cycling or public
transport to access services and facilities, either in the nearest RA2 settlements or in
high-order settlements further afield. The site is poorly-related to any adjoining
development, with boundaries to open countryside on three sides. Development in this
relatively isolated position would be harmful to the rural character and appearance of
the locality.
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Site Assessment: Site 10, Land at Probyns Hill
Site information
Area (hectares)
Existing use
Previously developed?
Adjacent land uses

1.76.
Agricultural and residential (single dwelling to W of site).
No.
Probyns Road to NW, agricultural land to SW, E and NE, also residential to NE.

Site features
Boundaries
Other site features
Topography

Hedgerow.
Scrub vegetation, greenhouse, polytunnels, agricultural building (with planning
permission).
Slight fall to E.

Accessibility / infrastructure
Highway access
Public right of way?
Other infrastructure /
services

Frontage to Probyns Hill with field access. No footway.
None.
The CfS submission states electricity and water available in highway. Bore hole
and two cess pits on site.

LPCS and planning history
LPCS
Planning history

No Policy Map notation on site.
P172580/F, Land at Probyns Hill, proposed conversion and change of use of
agricultural unit to dwelling, refused 25 September 2017.
P181719/PA4, Land at Probyns Hill, prior approval for a proposed change of
use of agricultural building to dwelling house, appeal allowed 18 December
2018.

Heritage assets
Conservation Area
Listed buildings
SAM
Other heritage

None.
None.
None.
None.

Environmental information
Landscape type
TPO
Biodiversity habitat
Flood risk
Other

Estate Farmlands.
None.
None.
Flood Zone 1 (low probability).
None.
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Site assessment
Suitability

Site 10 is predominantly agricultural land with frontage to Probyns Hill road. In policy
terms, the site is not within or adjacent to an RA2 settlement. The nearest is Upton
Crews, whose main built form lies some 1 km to the north west along Probyn Hill and
Manor House Road, or 1.1 km via St John the Baptist church. Other RA2 settlements
such as Crow Hill, Linton and Gorsley are further afield. The site is therefore in the
countryside where policy RA3 applies.
In respect of access to services and facilities, the conclusions of the Inspector in the
2019 appeal at site 7 nearby also apply here. He took account of the distances involved,
the nature of the rural road network with no footway or lighting, and the available
public transport provision. He considered that prospective residents would likely be
heavily reliant on private motorised transport as opposed to more sustainable walking,
cycling or use of public transport for most trips to facilities and services to serve all of
their everyday needs, as well as to reach most employment destinations if not working
from home. He concluded that the proposed dwellings would not be in a sustainable
location in this respect.
Whilst there is a row of wayside dwellings to the north east, the site is poorly related to
other development with boundaries to open countryside on three sides. Development
in this relatively isolated position would be harmful to the rural character and
appearance.

Availability

The CfS submission confirms the site is available for housing within 5 years.

Achievability

The site is in a single ownership and there is no evidence of site factors which would
adversely impact on delivery. There is a reasonable prospect that the site or part
thereof could be developed in the stated timeframe.

Development
potential
Concluding
assessment

The CfS submission does not include any information on development intentions.
Site 10 is not located within or adjacent to any RA2 settlement and its allocation in the
NDP would not be consistent with the strategic policy. This seeks to deliver a
sustainable pattern of development by supporting housing growth where it can bolster
existing service provision, improve facilities and infrastructure and met the needs of the
communities concerned. The rural location of the site means that allocation would not
promote the use of sustainable transport modes such as walking, cycling or public
transport to access services and facilities, either in the nearest RA2 settlements or in
high-order settlements further afield. The site is poorly-related to any adjoining
development, with boundaries to open countryside on three sides. Development in this
relatively isolated position would be harmful to the rural character and appearance of
the locality.
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