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1. Introduction
1.1 This report seeks to identify how Humber, Ford and Stoke Prior Neighbourhood Development Plan (HFSPNDP) might provide sufficient land to address the target set for the parish over the period 2011 to 2031. The basis for this assessment is Herefordshire Local Plan Core Strategy (hereafter referred to as Herefordshire Core Strategy) Policy RA1, which sets out housing targets for each Housing Market Area and, through Policy RA2 how much each parish should provide. In relation to Humber, Ford and Stoke Prior, the Parish falls within the Bromyard Housing Market Area where the indicative housing target is a growth in the number of houses within the parish of 15% upon its 2011 number of dwellings. 
1.2 It should be recognised at the outset that HFSPNDP will contain only some of the policies and proposals that will seek to make a contribution to the indicative housing target set for the rural parts of the County, Bromyard Housing Market Area and Humber, Ford and Stoke Prior Group Parish. Herefordshire Core Strategy sets out a number of other policies that will also make a contribution to meeting housing needs, in particular policy RA3. 
1.3 Herefordshire Core Strategy Policy RA2 (see Appendix 1) indicates how that part of the housing requirement to be located within named settlements is to be planned for. Herefordshire Council is promoting Neighbourhood Development Plans as its preferred approach for planning to accommodate development within or adjacent to named settlements. It lists its ‘named settlements’ in Tables 4.20 and 4.21 of Herefordshire Core Strategy. In relation to Humber, Ford and Stoke Prior Group Parish these include Stoke Prior, Risbury and Steensbridge (part).  
1.4 Humber, Ford and Stoke Prior Neighbourhood Development Plan Steering Group has prepared a draft neighbourhood plan upon which it will consult the community under Regulation 14 of the Neighbourhood Planning (General) Regulations 2012 between August and September 2015. Work originally started on the plan based upon the Submission Draft Herefordshire Core Strategy which set targets for the three settlements over the period 2011 to 2031.
1.5 The Inspector for the Examination of Herefordshire Core Strategy subsequently issued modifications covering the relevant rural areas housing policies, including Policies RA1 and RA2. The principal difference is that now a housing target is set for the whole parish rather than individual settlements and this would include development both within settlements and outside.       
1.6 The target level of housing required by Herefordshire Local Plan Core Strategy forms the starting point for this assessment. In relation to Humber, Ford and Stoke Prior Group Parish the target indicated by Herefordshire Council is 43.  The intention should be to plan positively for development and not to restrict unnecessarily the provision of housing. This does not mean a ‘free-for-all’ but to balance provision with other social, economic and environmental objectives.
1.7 HFSPNDP Steering Group needs to identify what level of development should be accommodated within its named settlements, bearing in mind development outside of these settlements; environmental and other constraints; the amount of additional housing needed to achieve its objectives; the views of residents expressed in a number of consultations undertaken as part of the plan preparation; and bearing in mind the need to plan positively together with the expressed view by Herefordshire Council that the housing target is a minimum. 
1.8 Neighbourhood Development Plans are to identify housing provision within or adjacent to one or more of its named settlements. Herefordshire Core Strategy Policy RA2 (see Appendix 1) indicates that housing development should not result in free standing, individual or groups of dwellings obviously detached from or peripheral to the main built up area of a settlement. 
2.  Basis for the Assessment
2.1 Making provision to meet the new housing target within the Group Parish over the 20 year period 2011 to 2031 will involve assessing how many houses should be accommodated within or adjacent to one or more of the named settlements in the Parish together with how many might come forward as dwellings in the countryside , namely those needed for farming and forestry, rural enterprises, the re-use of redundant or disused rural buildings, as rural exception sites for affordable housing, or as dwellings of exceptional or innovative design. Provision for these dwellings in the countryside is covered generally by Herefordshire Core Strategy Policy RA3. 
2.2 Given that the plan period starts in 2011, account can also be taken of new dwellings built and planning permissions for new houses that have already been granted since that date. Herefordshire Core Strategy confirms this approach:
“4.8.9 Housing development in rural areas will be delivered through Neighbourhood Development Plans any required Rural Areas Site Allocations Development Plan Document and a combination of existing commitments and windfall development. “
2.3 Consequently the calculation of the minimum housing target that HFSPNDP should make provision for within or adjacent to one or more of its named settlements should be based upon the target level required within the Parish as a whole (i.e. 43) less the following:
i) The number of dwellings built since April 2011;
ii) The number of dwellings resulting from as yet unimplemented but outstanding planning permissions;
iii) An assessment of the number of dwellings likely to arise as a consequence of planning permissions granted under Herefordshire Core Strategy Policy RA3 between now and April 2031 (hereafter termed ‘rural windfalls’).
2.4 The residue will then suggest the minimum level required to be provided through sites within or adjacent to the named settlements. 
2.5 Herefordshire Council has advised that no houses were completed over the period 2011 – 2014, while over the same period planning permissions for some 6 dwellings were granted but had not been completed. 
3. Windfall Provision
3.1 Paragraph 48 of the National Planning Policy Framework (NPPF) provides some advice upon how to assess any windfall allowance indicating it should have regard to the Strategic Housing Land Availability Assessment, historic windfall delivery rates and expected future trends. 
3.2 The Strategic Housing Land Assessment would assist the identification of site allocations should any be necessary.
3.3 Herefordshire Council has not assessed the potential levels of windfall developments within individual Housing Market Areas but suggests a modest level of provision across the County’s rural area as a whole:
“4.8.10 Past rates of housing completions in the rural areas suggest that this level of growth (i.e. 5,300 dwellings) is appropriate and achievable. Historically it is evident that much rural housing has come forward on small sites, often for individual dwellings, being allowed through the application of planning policy rather than the allocation of housing sites. Additionally, significant numbers of new housing continues to be delivered through the conversion of rural buildings, many being redundant agricultural buildings on farmsteads. Paragraph 48 of NPPF indicates that an allowance may be made for windfall if there is compelling evidence that such sites have consistently become available in the local area and will continue to provide a reliable source. There is clear evidence over many years that such sites have delivered an important element of the county’s housing supply and as such a modest windfall allowance for rural areas has been included of 1000 dwellings (50 per annum).” 	 
3.4 It is understood that the modest windfall allowance of 1,000 dwellings represents a significant reduction upon the past rate although it reflects the level of housing development that would be expected to result from planning permissions granted through Herefordshire Core Strategy Policy RA3. In this regard it would not include small and/or medium sized sites within settlement boundaries.  
3.5 The 1,000 houses amount to some 19% of the rural housing target of 5,300.
3.6  Previously only Stoke Prior was identified in Herefordshire Unitary Development Plan (UDP) as a ‘small settlement’ to accommodate housing development through Policy H6 which allowed infilling of small gaps (see Appendix 2). The UDP did not allocate any sites for development within Stoke Prior or define a settlement boundary, relying on housing coming forward as windfall sites through the application of policy. No housing development would have been permitted within what might have been defined as Risbury or Steensbridge. 
3.7 Current advice set out in Planning Practice Guidance[footnoteRef:1] indicates that housing site assessments should consider sites capable of delivering 5 or more dwellings or of 0.25 ha or above should be identified to allocate in the local plan for housing. On this basis individual building plots or very small sites below 5 dwellings within settlement boundaries which might be developed would be counted as windfall sites [1:  Paragraph: 010 Reference ID: 3-010-20140306 
] 

3.8 On the basis any previous windfall allowance would include both rural windfalls and small plots and medium sites within settlement boundaries the analysis in Table 1 sets out the extent of such housing provision through planning permissions within Humber, Ford and Stoke Prior Group Parish since 2001 based upon what have currently been defined as settlement boundaries for the three named settlements.   
Table 1: Planning Permissions Granted within Humber, Ford and Stoke Prior Group Parish since 2001
	Period
	Dwellings within Settlement Boundaries
	Dwellings outside Settlement Boundaries

	2001-2006
	13
	7

	2006-2011
	4
	2

	2011-2015
	8
	2

	Total 2001-2015
	25
	11


	
Rural Windfalls
3.9 Humber, Ford and Stoke Prior Group Parish has the potential to accommodate many if not all the forms of residential development provided for through Herefordshire Core Strategy Policy RA3 (see paragraph 2.1 above). Estimating the likely extent of such development for each of the forms is however acknowledged to be extremely difficult and no doubt why the NPPF suggests windfall delivery rates and future trends should be used. 
3.10 Over the 14 year period 2001-2015 the figures indicate a rate of 0.78 dwellings per annum were brought forward outside of the Group parish’s settlement boundaries. Over the whole Herefordshire Core Strategy plan period, should this rate of rural windfall development continue, it would result in 16 dwellings. The indicative Herefordshire Core Strategy windfall allowance of 19% would however equate to 8 dwellings over that 20 year period.
3.11 Future trends suggest that rural windfalls within Humber, Ford and Stoke Prior Group Parish will in the main occur through rural building conversions and agricultural dwellings. With regard to the former, historically Herefordshire has seen a consistent level of rural buildings conversions being brought forward across the County. Given changes in permitted development provisions in relation to such buildings and the move away within the NPPF from promoting conversions first to business use, this trend is considered at least to continue if not increase. It might safely be assumed that a limited number of rural building conversions including a small number involving farm complexes where a number of new dwellings will be permitted either through permitted development or planning permissions during the remaining 16 years of the plan period.  It would also be fair to assume a limited number of new agricultural dwellings will also be permitted. Trends in terms of dwellings required in association with rural enterprises or of exceptional or innovative design cannot be discerned at the parish level. Given the absence of any site comprises 10 or more dwellings within the Plan area an affordable housing exception site adjacent to one of the villages might be expected comprising a small number of houses 
3.12 On the basis set out above an allowance of 16 rural windfall dwellings over the plan period would reflect a reasonable estimation although should a more modest approach be considered appropriate on order to plan positively for housing growth, some 3/4 of this allowance would provide a reasonable projection of allowance at the lower end, resulting in a range of 12-16 rural windfall provision.
Single Plots and Small Sites within Settlements 
3.13 The approach proposed in each of the three settlements is to release small and individual plots within the settlement boundaries rather than promote sizeable site allocations. This reflects the community’s view about the avoidance of suburban estate forms. Utilising a similar approach to that for rural windfalls based upon historic windfall delivery rates over the period 2001 – 2015, the annual rate was 1.79 dwellings within the three settlement boundaries. This trend rate suggests 36 dwellings might come forward through windfalls within the three villages. It should however be recognised that for at least some of that period only Stoke Prior was identified as a settlement within which housing development might take place on infill plots.  Steensbridge has never before been defined as a settlement for development. Further plots may have been released in the villages should planning policy have enabled this. Essentially this analysis shows that there is propensity to release infill plots should they be within appropriate frontages.
3.14 An analysis of future trends for development within settlements needs to take into account:
i) The fact that some opportunities for infill development within the confines of Stoke Prior have been utilised over the past 14 years;
ii) The extent of settlement boundaries that might be proposed;
iii) The approach to accommodating housing across the three settlements, especially in the light of changes to Herefordshire Core Strategy Policy RA2 and the implications of this in particular for Steensbridge.
3.15 Despite the change in approach following the Inspector’s modifications to Herefordshire Core Strategy HFSPNDP Steering Group has continued its initial approach of seeking to promote development within all three of its named settlements. It proposes to release sites through defining settlement boundaries for all three villages.  
3.16 Stoke Prior: The settlement boundary for Stoke Prior incorporates a site recently granted planning permission for 8 dwellings as well as a number of smaller infill plots that also have planning permission. In total these amount to 14 dwellings that would remain commitments through falling within the settlement boundary.
3.17 Small infill site amounting to a further 12 dwellings have been identified that landowners would be willing to release for development within then plan-period.  
3.18 In addition a site to the east of the Bury, which might accommodate a further 6 dwellings, falls within the settlement boundary although there is uncertainty that it will be released during the plan period.
3.19 The potential opportunities within Stoke Prior settlement boundary amount to 26- 32 dwellings.  
3.20 Risbury: Risbury settlement boundary contains few if any small or individual plots. However two reasonably large frontages have been defined within which development would be permitted. The landowners have indicated a willingness to release these areas for development. Depending upon the form of development the two sites might accommodate between 10 and 14 dwellings. 
3.21 Steensbridge: Steensbridge is the smallest of the Group parish’s settlements listed within Herefordshire Core Strategy. Although most of the groups of houses that comprise this settlement fall within the group Parish, a number sit within the adjacent Hatfield and District Group Parish. Herefordshire Council suggests it comprises 32 dwellings.
3.22 Under the Submission Draft Herefordshire Core Strategy, proportional growth would have required 5 dwellings to be provided where this would have met local needs. 
3.23 The core of houses comprising the settlement falls within this Group parish and a settlement boundary has been defined, in particular taking into account of the flood risk area defined on the Environment Agency’s Flood Map. 
3.24 Two small potential development sites fall within this boundary, sitting either side of Little Priddleton. The site to the east might accommodate 4 to 8 dwellings depending upon local site constraints and a developer’s view of demand. The landowner has indicated a willingness to release the site for development.   The site to the west is approximately half the size of the first (estimated up to 4 dwellings). It is understood that there may be drainage difficulties in this location and the landowner has not been contacted at this point in time to determine interest in releasing it for development. 
3.25 The opportunities within Steensbridge settlement boundary are therefore assessed as 4 - 12 dwellings.       
4. Conclusions
4.1 Table 2 draws together the analysis for the three settlements together with the rural windfall allowance.
Table 2: Potential Housing Opportunities 
	
	Number of Dwellings-

	1
	Assessment of rural windfall allowance 2011-2031
	12-17

	2
	Stoke Prior 
	26-32

	3
	Risbury
	10-14

	4
	Steensbridge
	4-12

	
	Total
	52-75



4.2 It cannot be assumed that all potential sites will be developed within the plan period but past windfall rates the economic driver is significant and many potential sites will be brought forward, in particular those where landowners have indicated they are available. The purpose of the analysis is to indicate whether the target of 43 dwellings for the Group Parish can be achieved. 
4.3 What it does show is that given completions, outstanding commitments, a reasonable assessment of rural windfalls, and sites where landowners indicate sites are available the target can be achieved with development in each of the three settlements. A small level of overprovision should provide comfort to Herefordshire Council that the Group Parish intends to achieve the target without restricting provision, and to the inspector at any Inquiry that the plan has been positively prepared.
4.4 A factor that might usefully be taken into account when deciding upon the extent and approach to planning for housing within the Group Parish is Herefordshire Council’s Local Housing Market Assessment. Table 3 below shows the proportion of dwellings required by size. Interestingly it suggests that there is a significant overprovision of 4+ bedroomed dwellings and this might suggest an approach that would enable larger dwellings to be subdivided.   

Table 3: Proportion of Houses required by Size within Rural Part of the Bromyard Housing Market Area 
	House Type by Size
	Proportion Required 

	1 Bedroom
	0.5%

	2. Bedrooms
	33.3%

	3 Bedrooms
	75.8%

	4+ Bedrooms
	-9.6%


(Herefordshire Local Housing Market Assessment 2012 Update)
4.5 This information might be used to inform judgements about the number of dwellings suggested for the sites identified. More particularly, it suggests a greater need for 2 and 3 bedroom properties compared to the types of houses brought forward so far within the plan period. 
. 
     







Appendix 1: Proposed Modifications to Herefordshire Local Plan Core Strategy - Policy RA2 

Policy RA2 – Housing in settlements outside Hereford and the market towns. 
To maintain and strengthen locally sustainable communities across the rural parts of Herefordshire, sustainable housing growth will be supported in or adjacent to those settlements identified in Figures 4.20 and 4.21. This will enable development that has the ability to bolster existing service provision, improve facilities and infrastructure and meet the needs of the communities concerned. 
The minimum growth target in each rural Housing Market Area will be used to inform the level of housing development to be delivered in the various settlements set out in Figures 4.20 and 4.21. Neighbourhood Development Plans will allocate land for new housing or otherwise demonstrate delivery to provide levels of housing to meet the various targets. 
Housing proposals will be permitted where the following criteria are met: 
1. Their design and layout should reflect the size, role and function of each settlement and be located within or adjacent to the main built up area. In relation to smaller settlements identified in fig 4.21 proposals will be expected to demonstrate particular attention to the form, layout, character and setting of the site and its location in that settlement and/or they result in development that contributes to or is essential to the social well-being of the settlement concerned; 
2. Their locations make best and full use of suitable brownfield sites wherever possible; 
3. They result in the development of high quality, sustainable schemes which are appropriate to their context and make a positive contribution to the surrounding environment and its landscape setting; and 
4. They result in the delivery of schemes that generate the size, type, tenure and range of housing that is required in particular settlements, reflecting local demand. 

Specific proposals for the delivery of local need housing will be particularly supported where they meet an identified need and their long-term retention as local needs housing is secured as such. 


Appendix 2: Herefordshire Unitary development Plan Policy H6 (Applied previously to Stoke Prior)

H6 Housing in smaller settlements 

In the following settlements, proposals for residential development on plots arising from the infilling of small gaps between existing dwellings within the settlement will be permitted, where: 

[bookmark: _GoBack]1. the dwelling size is limited to a habitable living space of 90 sq. m (3 bedroom house) or 100 sq. m (4 bedroom house); 
2. the plot size is limited to a maximum area of 350 sq. m; and 
3. the infill gap is no more than 30 metres frontage. In considering such planning applications priority will be given to applications on previously developed land. 
Developments on an appropriate infill plot larger than 30 metres frontage will be permitted for affordable housing where a proven local need has been successfully demonstrated. 
Planning permission for the extension of dwellings approved under this policy will not be permitted. Planning permissions will be subject to a condition removing permitted development rights for the conversion of an ancillary garage into habitable accommodation, or for erection of any extension or detached buildings within the curtilage. Proposals should be compatible with the housing design and other policies of the Plan and respect the character and scale of the settlement concerned.


10

image1.emf

