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Walford Neighbourhood Development Plan - Housing Land
Assessment 2011-2031 – Addendum Report 2
Purpose of this Report –
To update the previous reports following further site submissions.

1.

Introduction

1.1

Walford Neighbourhood Development Plan Meeting Housing Needs and Site
Assessment Report (August 2020 assessment) was published upon Walford NDP
Website on 19th October 2020. This, together with Addendum No 11 which assessed
sites submitted subsequently, were considered by Walford Parish NDP Committee on
9th December 2020. An additional site submission was received by the Parish Council
on 10th December 2020 and two further sites submitted in January 2021. These three
sites are the subject of this addendum.

1.2

The three new submissions are:
• Land at Quabbs Farm, Kiln Green (reference Site 37).
• Cherry Tree Barn, Cherry Tree Lane, Walford (Site reference 38).
• Land described as former pavilion, changing rooms and field at Howle Hill (Site
reference 39).

2.
2.1

Additional Site Assessment
Again, as new sites, Stage 1 assessments have been undertaken in the first instance.
This considers each site against major criteria that might rule a site out. These are
explained in Section 2 of the August 20202 report.
Land at Quabbs Farm, Kiln Green (reference Site 37).

2.2

1
2

The site area is quoted as 0.34 hectares (0.85 acres). Its location is shown on the
map below. The site lies just outside the boundary of the Wye Valley AONB. It has a
road frontage on the inside of a bend on an unclassified road where three roads
converge. Its road frontage is bounded by a high hedge. Indications suggest that the
hedgerow contains a number of woody species. The field appears to be pasture and
slopes downwards to the south.

For both reports see https://walford-ndp.co.uk/project-documents/the-neighbourhood-plan/
Ibid
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2.3

The table below sets out the Stage 1 assessment.
Criterion

Assessment

Within or Adjacent to settlement
Within Flood Risk Zones 2 or 3
Direct effect on a Nat/Int Designated
Site
Deliverability

Potential Major Development
SHLAA Conclusion
Conclusion

2.4

The site is not within or adjacent to any
settlements named as locations for
development within the Core Strategy.
Not within FRZ 2 or 3.
None present.
Has a road frontage. Submitted by
landowner. However, visibility onto the
unclassified road along its frontage is not
good.
The site is outside the AONB.
Not considered through the SHLAA.
This site would not comply with CS
Policy RA2 but would have to be
considered under CS Policy RA3. Site
should NOT be assessed in greater
detail within Stage 2.

The conclusion is that the site would not comply with Core Strategy policy RA2 in
that it is not within or adjacent to the built-up area of any settlement named in either
Figure 4.14 or Figure 4.15 of the Core Strategy. Consequently, the site should not
proceed to a stage 2 assessment and would not be appropriate to be considered for
inclusion in the NDP. Development for housing upon this site would need to be
considered under the exception provisions within Core Strategy policy RA3, which is a
matter for Herefordshire Council. This would need to be determined through the
submission of a planning application and, if approved, contribute towards any
windfall allowance.
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Cherry Tree Barn, Cherry Tree Lane, Walford (Site reference 38)
2.5

The site submission indicates that the site area is around 0.5 hectares and comprises
a ‘ruined barn and outshots’. However, the area presented appears smaller and
possibly only around 400 sqm. Its location is along an unnamed track some distance
to the south-east of the southern cluster of Walford and Coughton. It is some 200+
meters from the nearest point of that part of the settlement’ edge although sits high
above that part of the settlement from which it is separated by a heavily wooded
slope – see Map below. Access to the site is by an unclassified road leading from
Bull’s Hill. The remnants of the old stone building upon the site has no roof. Two
utility polls also sit upon the site.
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2.6

The table below sets out the Stage 1 assessment.
Criterion

Assessment

Within or Adjacent to settlement
Within Flood Risk Zones 2 or 3
Direct effect on a Nat/Int Designated
Site

Deliverability
Potential Major Development
SHLAA Conclusion
Conclusion

2.7

The site is not within or adjacent to any
settlements named as locations for
development within the Core Strategy.
Not within FRZ 2 or 3.
The site is within the Wye Valley AONB. No
national or international nature conservation
or heritage sites in the vicinity. Land
immediately to the south comprises ancient
woodland.
Has access onto a narrow track identified as
an unclassified road. Submitted by
landowner.
The site is inside the AONB although very
small.
Not considered through the SHLAA.
This site would not comply with CS
Policy RA2 but would have to be
considered under CS Policy RA3. Site
should NOT be assessed in greater
detail within stage 2.

The conclusion is that the site would not comply with Core Strategy policy RA2 in
that it is not within or adjacent to the built-up area of any settlement. There is an
area of ancient woodland on its southern boundary. It sits above and to the south
7

east of the southern cluster of Walford and Coughton from which it is separated by
substantial woodland. Consequently, the site should not proceed to a stage 2
assessment and would not be appropriate to be considered for inclusion in the NDP.
Development for housing upon this site would need to be considered under the
exception provisions within Core Strategy policy RA3, which is a matter for
Herefordshire Council. This would need to be determined through the submission of
a planning application and, if approved, contribute towards any windfall allowance.
Land described as former pavilion, changing rooms and field at Howle Hill
(Site reference 39)
2.8

This site submission indicates the area for this site to be 1.45hectares (3.6 acres)
and formerly was used as a playing field. Its location is off an unnamed lane
between Star Beech Hill and Crossway. Access to this site is afforded from that lane.
The junction with Star Beech Hill comprises part of a staggered crossroads. On its
western edge, the site abuts the built-up area defined for the Sharman’s Pitch cluster
of Howle Hill. In this regard, the site’s location is shown on the map below.
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2.9

The table below sets out the Stage 1 assessment.
Criterion

Assessment

Within or Adjacent to settlement

Within Flood Risk Zones 2 or 3
Direct effect on a Nat/Int Designated
Site
Deliverability
Potential Major Development

The site is adjacent to the southern cluster
(Sharman’s Pitch) of Howle Hill which is a
settlement falling within table 4.15 of
Herefordshire Local Plan Core Strategy
Not within FRZ 2 or 3.
The site is within the Wye valley AONB. No
national or international nature conservation
or heritage sites in the vicinity. Land to the
south comprises ancient woodland.
Has frontage onto a public road. Submitted
by landowner.
The site is inside the AONB and its size in
relation to the settlement is large. Its

nature, scale and setting would need to be
determined through a more detailed
assessment following a site visit.
SHLAA Conclusion
Conclusion

Not considered through the SHLAA.
This site might comply with the
location requirements of CS Policy RA2
although is relatively large compared
to the settlement to which it is
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adjacent. Site SHOULD be assessed in
greater detail within stage 2.

2.10

The Stage 2 assessment for site 39 is provided at Appendix 1.

2.11

The conclusion drawn from the Stage 2 assessment is that the effect that housing
development upon this site would have on the landscape and scenic beauty of the
Wye Valley AONB is likely to be so significantly adverse that it ought not to be
considered an option for inclusion as an allocated site within the NDP. The adverse
effects on the form and character of Sharman’s Pitch cluster of the settlement areas
defined for Howle Hill together with its setting add further to this conclusion as does
uncertainty about the ability to accommodate additional traffic upon the local
highway network. It is considered that a reduced site would have similar adverse
effects on this sensitive landscape. This conclusion is supported by previous planning
decisions and professional advice upon the landscape and settlement pattern in this
vicinity.

2.12

Notwithstanding the above, Appendix 2 completes the analysis by applying the
agreed weightings to the criteria set out in the main report (August 2020
assessment). The results would place site 39 (and the options which might be
considered as NDP allocations) just above the bottom ranked site (site 33).

3.
3.1

Effect on Options
The conclusions above have no effect on the options presented in Addendum 1.
Table 1(A) below, presented in Addendum 1 is not changed although the number of
outstanding dwellings to be found at the time this Addendum was prepared is
reduced. Table 2 in the main report needs to be amended and is presented as Table
2(A) below.
Table 1(A): Ranking of Sites Considered Suitable for Housing
(Outstanding Minimum Target 51 dwellings – to be updated in light of advice from
Herefordshire Council)
Rank Order

Site Reference

1
2
3
4
5
6
7
8*

Site 11(R)
Site 24(R)
Site 6(R1)
Site 7(R)
Site 32
Site 34
Site 26
Sites 11(R) and 21
combined

Number of
dwellings
40
5
16
10
5
3
3
65 to 100

*Subject to decision under NPPF paragraph 1723
3

See paragraph 172 in the National Planning Policy Framework https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/
NPPF_Feb_2019_revised.pdf

9

Table 2 (A): Sites Considered under the Stage 2 Assessment Considered
Unsuitable for Housing
(having considerable constraints or uncertainty about delivery).
Site Reference
Site 6(R)
Site 11
Site 14
Site 21
Site 28
Site 33
Site 39
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APPENDIX 1
WALFORD NEIGHBOURHOOD PLAN
STAGE 2 SITE ASSESSMENT APRIL 2021
Site information
Site Reference No.
Location/Address:
Submitted By:
Site Area:
Current Use and any previous use:
Planning History

Conclusions of Previous
Assessment
Included in Herefordshire SHLAA:

Site 39 (WNDP39)
Former Pavilion and associated land at Howle Hill.
Landowner
1.45hectares (3.6 acres)
Small arable field with a small derelict temporary structure
in its north-eastern corner. Understood to have previously
been used as a playing field.
No recent permissions known on site. Several planning
decisions on adjacent land may be relevant:
P190316/F4 - Land at Water’s Edge (abutting the northeast of the submitted site): planning permission for 8
dwellings refused – development in open countryside and
scale and form unacceptable in this location, including
effect on the Wye Valley AONB.
P172215/O – Outline planning application at Howle Hill for
2 semi-detached affordable dwellings and 2 market
dwellings – approved based on absence of housing supply,
outside of the AONB, and the provision affordable
housing.
P171105/F – Land adjacent to Little Howle Farm: Planning
permission refused for 1 bungalow – development in open
countryside. Appeal dismissed.
Not included in previous assessment
Not included in the SHLAA

Site Map

4

https://www.herefordshire.gov.uk/info/200142/planning_services/planning_application_search/details?id=19
0316&search-term=P190316/F
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Photographs

Figure 1

Figure 2

Figure 3

Figure 4

Figure 5

Figure 6

Figure 7

Figure 8
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Figure 9

Figure 10

1. Settlement Character and Landscape
1.1 Fits
sensitively into
the settlement

The settlement of Howle Hill is included in Core Strategy Figure 4.15
and as such policy RA2 expects development ‘to demonstrate

particular attention to the form, layout, character and setting of the
site and its location in that settlement’. The submitted site sits just

on the south-eastern edge of the Sharman’s Pitch cluster, which is
one of two defined for the settlement of Howle Hill. This small
cluster is concentrated around a junction with the lower end of
Church Road Howle at a point just as the steep incline tails off. Many
of the cluster’s dwellings are located off two short joint private
driveways on the south side of Sharman’s Pitch with others upon the
western side of a short length of Church Road Howle before it turns
sharply to the east. The current edge of the defined built-up area
closest to the submitted site’s boundary comprises long
garden/paddock areas associated with dwellings set closer to
Sharman’s Pitch road. Two cottages are situated at the southern end
of the shared access from Sharman’s Pitch road where there is a
pinch point - a narrow gap affording access to a green lane (Figure
1). As such they form a strong edge to the extent of the settlement
in this direction contributing to the rustic character of the cluster
that is consistent with the landscape character type (see
Herefordshire Landscape Characteristic SPD - Forest Smallholdings
and Dwellings). The land dips at this point reducing the effect of
buildings on views from the south (Figure 2). Settlement form has
developed through small scale organic growth consistent with the
random and opportunistic approach identified as characteristic of the
pattern within this particular landscape type.
The submitted site would spread this part of the settlement in an
uncharacteristic form. It is served from the lane linking Star Bridge
Hill to Crossway, and this diverges significantly from the cluster’s
layout based around the junction of Sharman’s Pitch road with
Church Road Howle. The submitted site would represent a significant
extension out of scale with the current cluster, thereby not
representing proportional growth in accordance with Figure 4.15;
conflict strongly with the settlement’s form, layout and character
contrary to Core Strategy policy RA2(1); and result in an
uncharacteristic form for the landscape type - all in a sensitive
location within the Wye Valley AONB. Effect – Major Adverse.
13

5

1.2 Effect on
setting of the
settlement

1.3 Fits
sensitively into
landscape

The submitted site is relatively flat, and its full extent is visible from
public vantage points to the south-east. It sits just above the edge
of Sharman’s Pitch cluster on this edge where the scale of cottages
in this location is reduced by lying in a dip. Currently there are
limited and occasional views in this location of properties comprising
the visible part of Sharman’s Pitch cluster (Figure 3). The pattern is
one where houses present themselves very much as individual
properties within a varied topography set among mature trees and
woodland rather than visibly as a group of dwellings. This is
consistent with the settlement pattern described for this landscape
type. A closely knit group of dwellings resulting from modern
development upon the submitted site, even at a relatively modest
density, would not be sympathetic to the landscape character.
Landscape works are unlikely to mitigate the adverse effect on the
settlement’s setting of a modern development on a site of this
nature. The site’s development would not conserve the pattern,
scale and detailing of settlements, including the open spaces within
them, which is a management objective for this landscape type,
heightened by its location within the AONB. It is considered that
development upon the submitted site would have a significant
adverse impact on the setting of Sharman’s Pitch cluster of Howle
Hill. Effect - Major Adverse.
In terms of managing landscape within the Wye Valley AONB, its
management plan promotes and encourages’ the use of the

Landscape Character Assessments and Historic Landscape
Characterisation to inform local distinctiveness in development plans
……..’ (Policy WV-L3). The Landscape Character Assessment for this

Landscape Type encourages the retention of permanent pasture and
the conservation of small-scale enclosure pattern of hedged fields
which are important characteristics of the submitted site (Figure 4).
Beyond the site to its north-east sits Little Howle Farm, identified as
an historic farmstead within Herefordshire Council’s Historic
Environmental Record, adding to the cultural dimension of this area
of landscape. The gap between the nucleated cluster at the top of
Sharman’s pitch and a small ribbon of frontage development further
along the lanes to the east needs to be maintained to conserve the
pattern, scale and detailing of settlements, which would include
smaller hamlets and farmsteads, and the open spaces within and
between them.
The development of such a relatively large parcel of land for housing
would be completely contrary to the Forest Smallholdings Landscape
Type within which the site sits. This location on the edge of the Wye
Valley AONB is extremely sensitive not the least because it provides
the setting for the nationally important landscape (Figures 5 and
6). The rural nature of the landscape is emphasised by the relatively
small agricultural buildings located on the south-eastern and southwestern edges. Development would be extremely prominent from
public views overlooking the site where the landscape is generally
small scale. A relatively large expanse of new housing would
represent a significant intrusion into and an extremely discordant
element within a sensitive small-scale landscape.
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5

5

It is considered that development on this site would detract from the
area’s landscape character and appearance and given the site and
settlement fall within the Wye Valley AONB, significant weight should
be given to this adverse effect. Effect – Major Adverse.

2. Effect on Nature Conservation and Heritage Assets
2.1 Effect on
nature
conservation
sites and
habitats

2.2 Effect on
heritage assets

The submitted site is nearly 2km from the River Wye SAC and not
within the buffer area defined by Herefordshire Council for
developments requiring appraisal in terms of effect on nature
conservation. It does, however, fall just beyond the edge of an
ecological core area and buffer defined by that Council in its
Ecological Network Map. The core area appears to comprise
woodland although the site is divided from ancient woodland at
Marks Well Wood by other woodland and garden land.

3

The site comprises pasture surrounded by a hedgerow comprising
several woody species. There are no trees of note either within the
site or immediately upon its boundary. The grassland and hedgerows
have some biodiversity value, including as potential foraging area for
bats, given it falls within the catchment area defined for the Wye
Valley and Forest of Dean Bat Sites SAC. Hedgerows will need to be
removed to achieve access to the site and no doubt for passing bays
given the narrowness of the unclassified road along its eastern edge.
Replacement would mitigate some effect. Effect – Minor Adverse
Development would not affect the site or setting of a heritage asset.
Herefordshire’s Historic Environment Record identifies several
brickyards, quarries and kilns in the near vicinity, but nothing is
noted upon the site. Effect – Neutral

2

3. Effective and Efficient Use of land
3.1 Utilises
greenfield or
brownfield land
3.2 Protection
of high-grade
agricultural
land and
healthy soils.

Greenfield. Effect – Adverse.

4

Grade 3 agricultural land possibly with some on its north-western
edge being grade 4.

3

4. Pollution and Contaminated Land
4.1 Pollution

4.2
Contaminated
land

Agricultural buildings sit to the south-east and south-west of the site.
Neither appear to be intensive farming units but appear to be used
for storage. They are unlikely to represent a bad neighbour use.
Development upon the submitted site is unlikely to adversely affect
the use of adjacent businesses utilising these buildings. The site is of
sufficient size for residential amenity to be protected through design
and layout. Effect – Neutral.
The site does not appear to have had a previous use that would
have resulted in contamination of land other than for agriculture.
There is no indication that it previously comprised a quarry. There is
evidence that a closed landfill site is within 100m of the adjacent
plant nursery. The exact location is unknown although should this be
15

2

2

a consideration, any effects could be addressed through conditions
attached to any planning permission should the site be proposed for
development. Effect – Neutral.

5. Other Infrastructure and Solar Gain
5.1 Disposal of
wastewater

5.2 Other
infrastructure
problems
5.3 Solar gain

The site does not have access to a public sewer, and it would need
to show that wastewater treatment could be accommodated without
adversely affecting the River Wye SAC (including in combination with
existing and committed future development). Because of the
uncertainty, including in relation to wider drainage matters referred
to in 6 below, the precautionary principle has been applied. Effect –
Minor Adverse.
None identified. Effect – Neutral.

3

Site slopes gently to the north although its size should enable
orientation of most dwellings although not all to be able to maximise
potential for solar energy gain. Effect – Neutral.

2

2

6. Flood Risk
6.1 Storm
water drainage

The site does not fall within Flood Risk Zones 2 or 3. The
Environment Agency’s Map for storm water flooding indicates some
flooding on adjacent land to the north and further to the west.

It is evident that housing development in this location has raised
drainage concerns requiring the need to show that these can be
satisfactorily dealt with. The conclusion drawn, however, is that the
size of the site should enable this to be addressed. Nevertheless,
given localised flooding and in the absence of evidence such as
detailed surveys to support a satisfactory drainage strategy for both
foul and storm water, a precautionary approach is advocated. Effect
– Minor Adverse.
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3

7. Highway Capacity and Accessibility
7.1 Safe
vehicular
access

7.2 Effect of
vehicles on
the highway
network

7.3 Effect on
pedestrian/
cycle network
and ease of
access to
public
transport

The site fronts onto an unclassified road with no speed limit signs
and hence the national speed limit applies. However, given the road
alignment and width, it appears possible to achieve reasonable
visibility from the site onto the lane based upon a limited
development (Figure 7). There does not appear to be any potential
for a vehicular connection to the private track serving a small
number of properties immediately off Sharman’s Pitch to the north
west of the site (Figure 1). Effect – Neutral
The width of the adjacent highway varies slightly along its length
although is generally between 3.0 and 3.5m. It is probable that the
highway would need to be widened in places to provide passing
bays. Widths as narrow as 3m are also evident on other roads in the
vicinity. Highway comments upon planning application P190316/F
(Land at Water’s Edge) indicated that housing development in this
location would ‘increase the number of vehicles moving at peak
times and there are several narrow sections of highway which
restricts two-way movements’ leading to the suggestion that the
application would normally not be supported. In that specific
instance, however, it was noted that there was an expected
reduction of traffic generation as a consequence a change of use
from a plant nursery to housing. There is likely to be a maximum
limit that the Council is prepared to accept in terms of traffic
generation, but this is unknown. Nevertheless, this may limit the
ability to allocate the site for housing. Visibility onto Sharman’s Pitch
road/Star Beach Hill from the lane upon which the site sits is poor
(Figures 8 and 9). Highway comments upon the planning application
referred to above suggest that visibility improvement at this junction
would be beneficial. In relation to the site being assessed, this would
involve third party land. Effect – Major Adverse.
The site does not abut a pavement and there is not one close to the
site or within the settlement that connects the site to any local
facilities. The adjacent unclassified road appears to be relatively
lightly trafficked, although is narrow and does not encourage walking
or cycling. There is a bus shelter at the lane’s junction with
Sharman’s Pitch although it is understood the public bus service
serving the settlement ceased some two years ago. There is a public
right of way running to the south of the field just beyond the
southern boundary of the site. There also appears to be a track
along its north-western edge. This appears to be used as both a
footpath and bridleway although is not shown as either on
Herefordshire Council’s Public Rights of Way map and appeared to
be waterlogged when visited. Absence of connection to the public
transport network and no footway provision with consequent
reliance upon private vehicles affects the score given to this
criterion. Effect - Adverse

2

5

4

8. Conclusion
At a modest development density this site might accommodate between 15 and 20 dwellings. Such
a development on this site would adversely affect the landscape, including its landscape character,
and the character and setting of Sharman’s Pitch cluster which contributes significantly to the
scenic beauty and qualities of the AONB in this location. Accommodating the traffic that would be
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generated on the network of narrow lanes and measures to provide a suitable vehicular access to
the site may add to the adverse effects of development in this location. The scale of development
of the full site in relation to that of Sharman’s Pitch cluster may be such as to be considered ‘major
development’ within the Wye Valley AONB.
Although there is currently a structure at the north-eastern end of the site, this appears to be a
temporary building in a derelict condition (Figure 10). It is understood it was used as changing
rooms for the use of the field as a sports pitch but that use ceased many years ago. It appears to
have been recently fenced off from the wider site and a hardcore area deposited linked to an
access. Any judgment upon whether this structure meets the requirements of Core Strategy policy
RA3 would be a matter for Herefordshire Council.
A much-reduced site would still require access from/onto the lane between Star Beech Hill and
Crossway. Options for a reduced site considered include:
1. A reduced area that utilises the full depth of the site in order to connect to the defined builtup area: It is considered this would still result in a form of development alien within this
particular part of the landscape and setting of Sharman’s Pitch cluster. Its adverse impact
on the scenic beauty of the Wye Valley AONB would still be considered significant.
2. A reduced area that does not extent so far into the site away from the lane to Crossway nor
along its southern frontage (i.e., utilising an area within the north-east corner of the
submitted site): This would be separated from the Sharman’s Pitch cluster and in effect
create a new cluster of dwellings in association with Howle Farm. This is currently a fairly
open agricultural landscape to the south of the lane’s junction with Sharman’s Pitch/Star
Beech Hill. Planning permission has already been refused for development upon the
adjacent plant nursery adjacent to the submitted site (P190316/F5) and there is a need to
be mindful of Planning Inspector’s analysis in the dismissed appeal at Little Howle Farm
(P171105/F; Appeal APP/W1850/W/17/3179). Such a new cluster, although potentially
encompassing some land outside of the Wye Valley AONB, would be inconsistent with the
landscape type, the conservation of which is an objective in the Wye Valley AONB
Management Plan, which is a material consideration. Again, the impact on the scenic beauty
of the Wye Valley AONB would still be considered significant.
3. Development of a limited number of way-side cottages along the road frontage of the site:
Although this would be more consistent with the landscape character, they would in effect
be isolated dwellings in the countryside to be considered against Core Strategy policy RA3
by Herefordshire Council and not a matter for the NDP to determine.
In all three instances access will rely upon utilising the lane to Crossways and its substandard
junction with Sharman’s Pitch/Star Beech Hill.
It is concluded that neither the site nor a reduced area should be considered as an allocation within
the NDP.

5

https://www.herefordshire.gov.uk/info/200142/planning_services/planning_application_search/details?id=19
0316&search-term=P190316/F
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Appendix 2: Scoring Matrix for Site 39
Criterion
No
Score

1.1

1.2

5

5

Criterion
No
Score

2.2

7.1

2

2

Criterion
No
Score
Total

3.1

3.2

4

3

High Weighted Criteria
1.3
2.1
5.1
5
3
3
Medium Weighted Criteria
7.2
7.3
5
4
Low Weighted Criteria
4.1
4.2
5.2
2

2

19

2

6.1

Total

3

24
Total
13

5.3

Total

2

15

Weighted
Score x 3
72
Weighted
Score x 2
26
Weighted
Score x 1
15
113

