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Excecutive summary
The purpose of this site assessment is to consider identified sites in Llangarron Parish to determine w hether they
w ould be potentially appropriate to allocate for housing in the Llangarron Neighbourhood Plan in terms of
conformity w ith national and local planning policy. The intention is that the report w ill help to guide decision
making in terms of selecting the sites that best meets the housing requirement and Neighbourhood Plan
objectives.
A total of 24 site options w ere assessed to consider w hether they w ould be suitable for allocation, to meet
identified residual housing needs of a minimum of 15 dw ellings in the Parish. The sites assessed w ere identified
through the Parish Council’s call for sites exerciese undertaken during December 2018 and January 2019.
The site assessment has found that 3 sites are suitable in principle for housing allocation in the Neighbourhood
Plan, subject to viability considerations.
A further 8 sites are potentially suitable and available either in full or in part, but have constraints – some
significant – w hich mean they are less likely to be suitable for development. If these constraints are not able to be
resolved or mitigated the affected sites may not be appropriate for allocation.
The remaining sites are considered to be not suitable for residential development and therefore not appropriate
for allocation in the Neighbourhood Plan.
The next steps w ill be for the Parish Council to select the sites for allocation in the Neighbourhood Plan, based
on the findings of this report; and an assessment of viability; the Neighbourhood Plan vision and objectives;
community consultation and discussion w ith Herefordshire Council. The findings of this site assessment report
w ill need to be taken into account in the Strategic Environmental Assessment report to accompany the
Regulation 14 consultation on the Neighbourhood Plan.
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1. Introduction
Background
1.1

AECOM has been commissioned to undertake an independent site appraisal for the Llangarron
Neighbourhood Plan (LNP) on behalf of Llangarron Parish Council. The Parish includes the four
settlements of Llangarron village, Llangrove, Llancloudy and Three Ashes. The w ork undertaken w as
agreed w ith the Parish Council and the Ministry of Housing, Communities and Local Government in
2018/2019.

1.2

Llangarron Parish Council has made good progress in undertaking the initial stages of preparation for the
Neighbourhood Plan, and is now looking to ensure that key aspects of its proposals w ill be robust and
defensible. In this context, the Parish Council has asked AECOM to undertake an independent and
objective assessment of the sites that have been identified as potential options for delivering housing
grow th in the Neighbourhood Plan. The extent of the Neighbourhood Plan Area is show n in Figure 1.1,
below.

1.3

The purpose of the site appraisal is therefore to produce a clear assessment of the identified sites to
determine w hich, if any, are appropriate in principle for allocation in the Neighbourhood Plan and w ill best
meet the objectives of the Neighbourhood Plan, being mindful of w hether they comply w ith both National
Planning Policy Guidance and the strategic planning policy context of Herefordshire. In this context it is
anticipated that the Neighbourhood Planning site selection process, aided by this report, w ill be sufficiently
robust as to meet the Basic Conditions considered by the Independent Examiner, as w ell as any potential
legal challenges by developers and other interested parties.

Planning policy context
1.4

All Neighbourhood Plans must be in general conformity w ith the strategic policies of the applicable
adopted Local Plan. The Llangarron Neighbourhood Plan is being prepared in the context of the adopted
Herefordshire Local Plan Core Strategy 2011-20311 (adopted in 2015) and the emerging Rural Areas Site
Allocations Development Plan Document (RASA DPD), projected to be adopted in Spring 2020. 2 The Core
Strategy establishes the overarching strategy for Herefordshire, setting out w here development w ill take
place, w hich areas should be protected and how the area is expected to change over the plan period and
beyond. The RASA DPD w ill provide a policy framew ork to support the delivery of the Core Strategy for
tow ns and parishes w hich have neither made nor are preparing a Neighbourhood Plan. The RASA DPD is
therefore unlikely to directly impact Llangarron Parish.

1.5

Policy SS2 of the adopted Core Strategy identifies a target of 16,500 new dw ellings to be delivered in
Herefordshire over the period to 2031. This target w ill primarily be delivered through strategic allocations
and existing commitments in the urban centres. The rural areas of Herefordshire are expected to deliver a
minimum of 5,300 of this total need.

1.6

For the purposes of distributing this rural housing grow th Policy RA1 of the Core Strategy divides
Herefordshire into seven ‘housing market areas’ (HMAs). Llangarron is located in the Ross-on-Wye HMA
w hich is allocated 1,150 dw ellings over the plan period.

1.7

The Core Strategy does not set settlement-specific or parish-specific housing targets for this rural grow th.
Llangarron Parish therefore does not have a formal housing target in adopted policy. How ever, Policy RA2
of the Core Strategy identifies Llangrove as a settlement “which will be the main focus of proportionate
housing development” and identifies Llangarron and Llancloudy as settlements w here “proportionate”
housing grow th is appropriate.

1.8

In this context it is understood that the Parish Council has engaged in dialogue w ith Herefordshire Council
w hich has resulted in establishment of a gross housing target for the Llangarron Neighbourhood Plan

1

Herefordshire Council (2018), ‘Adopted core strategy’ [online], available from:
https://www.herefordshire.gov.uk/downloads/download/123/adopted_core_strategy
2
Herefordshire Council (2018), ‘Local Development Scheme August 2018’ [online], available from:
https://www.herefordshire.gov.uk/download/downloads/id/14852/local_development_scheme_-_august_2018.pdf
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Area of a minimum of 64 dw ellings over the plan period, of w hich a residual need for 15 dw ellings
remains after completions and commitments are taken into account. 3 The Neighbourhood Plan is
therefore seeking to allocate sites to deliver this residual need.
1.9

Policy RA3 of the Core Strategy establishes a general presumption against development in rural locations
outside of the settlements (as defined in Neighbourhood Development Plans) unless certain specific
criteria are met, such as development w hich provides an essential rural w orker ’s dw elling or replacement
of an existing dw elling.

1.10

This position reflects national policy, as presented in the National Planning Policy Framew ork (NPPF) .4
Paragraphs 77, 78 and 79 of the NPPF relate specifically to rural development. Key messages include:
•

“In rural areas, planning policies and decisions should be responsive to local circumstance and
support housing developments that reflect local needs” (paragraph 77).

•

“To promote sustainable development in rural areas, housing should be located where it will enhance
or maintain the vitality of rural communities” (paragraph 78).

•

“Planning policies and decisions should avoid the development of isolated homes in the countryside”
[w ith some specific and specialist exceptions] (paragraph 79).

3

As per advice from Llangarron Parish Council in March 2019.
HM Government (2019), ‘National Planning Policy Framework’ [online], available from:
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/733637/National_Plann ing_
Policy_Framework_web_accessible_version.pdf
4
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Figure 1.1 Llangarron Neighbourhood Plan Area
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2. Site assessment methodology
2.1

The approach to the site assessment is based on the Government’s National Planning Practice Guidance.
The relevant sections are Housing and Economic Land Availability Assessment (last updated September
2018) 5 and Neighbourhood Planning (last updated September 2018) 6 as w ell as the Neighbourhood
Planning Site Assessment Toolkit7. These all endorse an approach to site assessment w hich is based on a
site’s suitability, availability and achievability.

2.2

In this context, the methodology for carrying out the s ite appraisal is presented below.

Task 1: Identifying sites for inclusion in the
assessment
2.3

The first task is to identify w hich sites should be considered as part of the assessment. To this end,
Llangarron Parish Council undertook a call for sites exercise betw een December 2018 and January 2019.
This yielded a total of 24 sites. These sites are presented in Chapter 3.

2.4

The call for sites exercise provided the only source of sites for this assessment. Although Herefordshire
Council published a 2019 update to the Herefordshire Strategic Housing Land Availability Assessment
(SHLAA) Rural Report, it did not identify or test site options w ithin the Parish.

2.5

All sites included in the desktop assessment are show n below in Figure 2.1.

5

https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment
https://www.gov.uk/guidance/neighbourhood-planning--2
7
https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/
6
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Figure 2.1 Site options for the Llangarron Neighbourhood Plan
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Task 2: Development of site appraisal pro forma
2.6

A site appraisal pro-forma has been developed by AECOM to assess potential sites for allocation in the
Neighbourhood Plan. It has been developed based on the Government’s National Planning Practice
Guidance, the Site Assessment for Neighbourhood Plans: A Toolkit for Neighbourhood Planners (Locality,
2015) and the professional know ledge and judgement of the AECOM team. The purpose of the pro-forma
is to enable a consistent evaluation of each site against an objective set of criteria.

2.7

The pro forma seek to capture a range of both quantitative and qualitative information, including:
•

•

•

•

General information
─

Site location and use;

─

Site context and planning historic.

Context
─

Type of site (greenfield / brow nfield / mixed)

─

Planning history

Suitability
─

Site characteristics

─

Environmental considerations

─

Heritage considerations

─

Access to community facilities and services

─

Other key considerations (e.g. flood risk)

Availability

Task 3: Initial desktop study
2.8

A range of quantitative information can be explored in detail through desk based research. The initial
desktop study focussed on identifying high level constraints and opportunities on each site by collating
and analysing data from a w ide range of sources, including Natural England’s Magic Map tool8 and
Herefordshire Council’s planning policy evidence base documents 9.

2.9

It is important to note that in instances w here high level constraints are identified at a given site it is
considered that this site is unsuitable in principle for allocation and is sifted out at Task 3. This is because
such constraints cannot be mitigated through the development process.

2.10

In the context of Llangarron, high level constraints apply if the site is:

2.11

8
9

•

Isolated in the countryside in a location neither w ithin or adjacent to a settlement and therefore
distant from services and facilities.

•

Mostly or entirely w ithin Flood Zone 3 (i.e. the highest level of fluvial flood risk)

•

Within a locally, nationally or internationally designated site of biodiversity significance including Sites
of Special Scientific Interest (SSSIs), Special Areas of Conservation (SACs), Special Protection
Areas (SPAs) and Sites of Importance for Nature Conservation (SINCs) or Local Wildlife Sites
(LWSs).

Other constraints include proximity to a heritage asset, poor access and landscape sensitivity, though it is
considered that these constraints do not necessarily make a site unsuitable in principle and require further
testing through a site visit.

https://magic.defra.gov.uk/
Herefordshire Council, ‘Local Plan’, available from: https://www.herefordshire.gov.uk/local-plan
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Opportunities include proximity to services and facilities and potential to reduce the need to travel or
enable the use of sustainable modes of transport.

Task 4: Site visit
2.13

Follow ing the initial desk study, a site visit to Llangarron w as undertaken by members of AECOM’s
Neighbourhood Planning team in April 2019. The purpose of the site visit w as to test sites w ith no
identified high level constraints in order to assess more qualitative characteristics such as view s and
character and to clarify issues w hich emerged from the initial desk study. The site visit is an important
opportunity to establish a deeper understanding of the context of the Neighbourhood Area on the ground.

Task 5: Consolidation of results
2.14

Follow ing the site visit, the desktop assessment w as revisited to complete the pro forma, finalise the
assessment and appraise the sites to assess w hich could have greatest potential for allocation in the
Neighbourhood Plan.

2.15

A red/amber/green (RAG) ‘traffic light’ rating of all sites has been given based on w hether the site is an
appropriate candidate to be considered for allocation in the Neighbourhood Plan. The traffic light rating
indicates ‘green’ for sites that show no constraints and are appropriate in principle as site allocations,
‘amber’ for sites, w hich are potentially suitable in full or in part if identified issues can be resolved and ‘red’
for sites, w hich are not currently suitable. The judgement on each site is based on the three ‘tests’ of
w hether a site is appropriate for allocation in the Planning Practice Guidance – i.e. the site is suitable,
available and achievable.10

Indicative housing capacity
2.16

Policy SS2 of the adopted Core Strategy states that “the target net density across the county is between
30 and 50 dwellings per hectare, although this may be less in sensitive areas”.11

2.17

In this context the site assessment consistently applies an indicative housing capacity based on 30
dw ellings per hectare (dph) w hilst recognising that in practice it may sometimes be appropriate to apply
low er densities than 30dph in light of local character at each settlement and site-specific constraints.

2.18

Equally, it is recognised that the actual developable area of each site, particularly of larger sites, can
potentially be substantially smaller than their full overall size to account for localised constraints and the
potential need to incorporate open space into development.

2.19

Applying a 30dph assumption therefore simply provides an indicative baseline assumption from w hich to
build an understanding of each site and does not necessarily represent a recommended density for future
schemes.

10

MHCLG (2018) Planning Practice Guidance – Housing and Economic Land Availability Assessment [online], available from:
https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment
11
Herefordshire Council (2015) ‘Local Plan Core Strategy’ [online], available from:
https://www.herefordshi re.gov.uk/downloads/download/123/adopted_core_strategy
Prepared f or: Llangarron Parish Council
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3. Site assessment
Identified sites
3.1

24 site options for the Llangarron Neighbourhood Plan have been identified through the Parish Council’s
ow n call for sites (CfS) exercise undertaken specifically to support the preparation of the Neighbourhood
Plan. All site nominations w ere accompanied by a map show ing the site in context.

3.2

A full list of the 24 nominated site options in Llangarron is presented in Table 3.1 below. As discussed, a
total of four of these sites w ere sifted out on the basis of high level constraints identified through the
desktop study and they therefore do not progress to the detailed site assessment exercise.

Table 3.1 Site options for the Llangarron Neighbourhood Plan
Site
number

Site name / location

Settlement

Requires detailed
High lev el constraint
AECOM site
test (Pass/Fail)
assessment?

1

Land at Hill Farm Estate & Manor, Llancloudy

Llancloudy

Pass

Yes

2

Land at Trejenna, Llangarron

Llangarron

Pass

Yes

3

Land south east of Llangrove

Llangrove

Pass

Yes

4

Land north of Brook Cottage, Farm Lane,
Llangrove

Llangrove

Pass

Yes

5

Land east of Farm Lane, Llangrove

Llangrove

Pass

Yes

6

Land south of Brook Cottage, Farm Lane,

Llangrove

Pass

Yes

Llangrove
7a

Land north and west of the The Granary,
Llangarron

Llangarron

Pass

Yes

7b

Land north east of The Granary, Llangarron

Llangarron

Pass

Yes

8

Land adjacent to Potacre/Herberts Hill,
Llangarron

Llangarron

Pass

Yes

9

Land east of the A446, Llancloudy

Llancloudy

Pass

Yes

10

Land at The Elms, Llangrove

Llangrove

Pass

Yes

11

Land between Llangarron Court and Langstone

Llangarron

Fail. Not within or

No

Court Farmhouse, Llangarron

adjacent to a
settlement

12

Land west of Myrtle Cottage, Llangrove

Llangrove

Pass

Yes

13

Land north of Llangrove Cottage, Llangrove

Llangrove

Pass

Yes

14

Little Trewen Farm, Whitchurch

n/a

Fail. Not within or
adjacent to a

No

settlement; Wye
Valley AONB
(adjacent); Upper
Wye Gorge SSSI
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Site name / location

Settlement

High lev el constraint
test (Pass/Fail)

Requires detailed
AECOM site
assessment?

Impact Risk Zone
(within)
15

Garden of Alamaya House, Llangrove

Llangrove

Pass

Yes

16

Field south of Land at The Elms, Llangrove

Llangrove

Pass

Yes

17

Land at Brooklands, Llancloudy

Pass

Yes

18

Land north east of The Business Centre,
Llangarron

Fail. Not within or
adjacent to a

No

Llangarron

settlement
19

Land adjacent to The Rowlands, Llancloudy

20

Pass

Yes

The Old Reservoir, Tredunnock Farm, Llangarron Llangarron

Fail. Not within or
adjacent to a
settlement

No

21

Land at The Homestead, Three Ashes (central)

Three Ashes

Pass

Yes

22

Land at The Homestead, Three Ashes (east)

Three Ashes

Pass

Yes

23

Land at The Homestead, Three Ashes (west)

Three Ashes

Pass

Yes

3.3

3.4

Llancloudy

As identified in Table 3.1 a total of four site options do not progress to the detailed site assessment and
are sifted out on the basis of their high level constraints or that development on site is already complete.
Of these:
•

All four site options are isolated in the countryside, neither w ithin nor adjacent to a settlement.

•

One site, Site 14, is also adjacent to the Wye Valley AONB and is w ithin the AONB setting. Site 14 is
additionally w ithin the Impact Risk Zone (IRZ) for the Wye Gorge SSSI and therefore has potential
for both landscape and biodiversity sensitivity.

In this context, a total of 21 site options progress to the detailed site assessment.

4. Summary of site appraisals
4.1

Table 4.1 below presents a summary of the detailed site assessment findings. Table 4.1 should be read in
conjunction w ith the detailed assessments captured in the completed pro-forma in Appendix A.

4.2

The table identifies key details and key findings for each site along w ith a corresponding red/amber/green
(RAG) score. The RAG score is an indicator of the suitability of the site for allocation based on the findings
of the AECOM site assessment.
•

A ‘red’ rating indicates that the site is considered inappropriate for allocation w ithin the
Neighbourhood Plan.

•

An ‘amber’ rating indicated that the site is potentially appropriate for allocation w ithin the
Neighbourhood Plan subject to mitigation of identified constraints.

•

A ‘green’ rating indicates that the site is considered appropriate in principle for allocation w ithin the
Neighbourhood Plan.

Prepared f or: Llangarron Parish Council
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Table 4.1 Site assessment summary table
Site

Site name / location

Area (ha)

Indicativ e capacity

AECOM site assessment conclusion summary

reference
1

score
Land at Hill Farm Estate & Manor,

4.3

129

Llancloudy

•
•

3

Land at Trejenna, Llangarron

Land south east of Llangrove

Tbc

0.16

Tbc

5

However, the site has no notable biodiversity, heritage or flood risk
constraints, is well located on the A466 and has an existing bus service and
offers potential to deliver significant community infrastructure enhancement.

•

The site’s landscape sensitivity is considered to stem from its gently sloping
landform which positions it in such a way that it faces the existing centre of the
settlement. Although this could give rise to concerns about negatively affecting
the rural backdrop to the village, the site relates well to the existing
development and has potential to be screened through well designed planting.
The site is considered potentially suitable in principle for allocation subject
to identification of a settlement boundary at Llancloudy and detailed matters of
design and layout.

•

The site is outside the proposed settlement boundaries for Llangarron and
would not represent a rational extension of those boundaries due to its form
and location.

•

The landform of the site falls notably to the north west, giving the site a degree
of exposure in the landscape. There are views across from the existing built
area of the village to the north west, contributing to the rural and open setting
of the village.

•

The lane which serves the site (U71210) is narrow, of limited capacity and
bounded by high hedgerows. It is not considered suitable to support growth at
the site.

•

The site is considered unsuitable for allocation.

•

The site is within the settlement boundary and is effectively a gap in an
otherwise unbroken line of dwellings. Development would likely present as
infill.

•

The site is well defined on the ground by perimeter hedgerows which also
provide a degree of planted screening, limited views in and out to the open
countryside to the south. No notable landscape sensitivity.
The adjacent dwelling has direct access to the site and a high degree of
oversight. Consequently there is a character akin to that of an enclosed
paddock or extended garden.

•

•

Prepared f or: Llangarron Parish Council

The site is rural in function and character and is unlikely to be suitable for
intensive development to its full theoretical development potential.
Llancloudy does not have an identified settlement boundary though is
identified as suitable for ‘proportionate’ growth in the adopted Herefordshire
Core Strategy.

•

•

2

RAG

The site is within walking distance of all key village services including the
school, pub, bus stops and church.
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Site

Site name / location

Area (ha)

Indicativ e capacity

AECOM site assessment conclusion summary

reference

score
•
•

4

Land north of Brook Cottage, Farm

0.1

3

Lane, Llangrove

5

Land east of Farm Lane, Llangrove

•
•

0.06

2

•

The site is considered unsuitable for allocation.

•

The site is adjacent to the proposed settlement boundary. It is considered that
extending the boundary to include the site would be a rational extension.
In the context of the plan area the site is in one of the more sustainable
locations i.e. walking distance to the village services of the primary school,
pub, village hall and church.

•

0.36

11

Lane, Llangrove

7a

Land north and west of the The Granary, 3.58
Llangarron

Prepared f or: Llangarron Parish Council

There are no identified biodiversity, heritage or flood risk constraints at the
site.
The site would require mitigation of minor constraints, particularly the lack of
existing site access. It is considered this could be achieved through the
development process.

•

The site is considered potentially suitable in principle for allocation subject
to the mitigation of identified constraints.

•

The site is outside the proposed settlement boundary and would not represent
a rational extension to the boundary.
The site is highly rural in character and enjoys a scenic and unspoilt outlook
on an attractive rural landscape. It is therefore perceptually distant from
Llangrove and sensitive within the landscape.

•

107

Site 4 is not within or adjacent to the proposed settlement boundary of
Llangrove and would not represent a rational extension of the boundary.
Farm Lane is particularly narrow at the point it runs past the site, though the
lane only serves a small number of properties and therefore carries limited
traffic.
Development at the site could appear perceptually distant from the village
given the rural character of the site, the site’s topography and the lack of direct
sightlines between the site and the existing built area.

•

Land south of Brook Cottage, Farm

There are no significant identified heritage, biodiversity, landscape, townscape
or environmental constraints on site.
The site is considered suitable in principle for allocation.

•

•

6

RAG

•

The landform of the site is very steep and appears notably unsuitable for
development in terms of topography.

•

The site is served by a sunken stretch of Farm Lane which is considered likely
to make achieving access difficult.

•

The site is considered unsuitable for allocation.

•

The site is predominantly outside the proposed settlement boundary though a
sub-area at the south of the site is within the boundary.

•

The site nomination includes the southern sub-area of the site which is
already allocated for development in the draft Neighbourhood Plan.
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Site

Site name / location

Area (ha)

Indicativ e capacity

AECOM site assessment conclusion summary

reference

score
•

•

7b

Land north east of The Granary,

1.56

47

Llangarron

Land adjacent to Potacre/Herberts Hill,
Llangarron

The site is in productive agricultural use and has potential to be within an area
of ‘best and most versatile’ agricultural land quality.

•

The existing settlement pattern of the village is notably linear and
development of the site as a whole would be inconsistent with this. The site is
considered suitable for allocation in part though only the area of the site
which falls within the proposed settlement boundary.

•

The site is outside the proposed settlement boundary though is adjacent to it
and could represent a rational extension.
There is no direct road frontage as the site is accessed via a driveway from
Trecilla. This gives it a slightly disconnected, backwater character though may
give potential for a discreet development with minimal impact on the existing
street scene in the village.

•

Prepared f or: Llangarron Parish Council

0.3

9

However, the site as a whole is open and visible within the landscape,
contributing to the rural setting and character of the village. Development of
the full site would likely be transformational for the character of the village and
would be inappropriate.
The topography of the site means that the southern sub -area is the least
prominent part of the site in the landscape. It is considered that there could be
potential to develop here in a manner which is consistent with the existing
settlement pattern though development elsewhere within the site is likely to be
more prominent in the landscape.

•

•

The site does not have significant oversight from surrounding landscape and
views to and from the southern area of the site are particularly limited. There
is a degree of oversight from two adjacent dwellings though this could
potentially be mitigated through design and layout.

•

Llangarron village has a linear settlement pattern which informs its character
and sense of place. Development of the full site would likely be inconsistent
with this settlement pattern, focussing development potential naturally towards
the south of the site where existing development is already adjacent.

•

The alignment of Langstone Lane (South) offer a potential further opportunity
to extend the linear settlement pattern though this would necessitate
established hedgerow removal.
The existing settlement pattern of the village is notably linear and
development of the site as a whole would be inconsistent with this. The site is
considered suitable for allocation in part though only the part of the site
which fall within the proposed settlement boundary.

•

8

RAG

•

The site is neither within nor adjacent to the proposed settlement boundary,
though it is reasonably proximate to an existing cluster of development
comprising a number of homes at Herberts Hill plus dwellings at Potacre
Cottage and Herberts Hill Cottage.
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Site

Site name / location

Area (ha)

Indicativ e capacity

AECOM site assessment conclusion summary

reference

score
•

•

9

Land east of the A446, Llancloudy

2.0

60

Land at The Elms, Llangrove

0.5

15

The site is considered unsuitable for allocation.

•
•

The scale of the site means it could be unlikely to be suitable to develop in full.
Llancloudy does not have an identified settlement boundary though is
identified as suitable for ‘proportionate’ growth in the adopted Herefordshire
Core Strategy.

•

The position and landform of the site give it prominence in the landscape, with
the west of the site nearest the A466 lying notably higher than the east of the
site; development here may have an overbearing visual impact on the eastern
approach to the village and the village’s rural setting more generally.

•

Additionally, the prominent location at the southern approach to the village
along the A466 means that development could also impact the rural character
of the southern approach to the village.

•

The site has potential to be ‘best and most versatile’ agricultural land though
detailed survey work may be necessary to determine whether the site is
Grade 2, 3a or 3b.
The site is considered unsuitable for allocation.

•

The site is outside the proposed settlement boundary though is within the
notional boundary formed by the durable features of Grove Farm Road to the
east and Ruxton Llangrove Road to the north. It is considered that revising the
settlement boundaries to these features would enable limited development to
come forward at the site without harming the character of the village.

•

There are glimpsed long views out of the site to the open countryside beyond
and the site’s openness is considered to contribute to a transitional
settlement-fringe character. However, planted screening limits the site’s
sensitivity within the landscape and views into the site would already feature a
backdrop of some low density residential development.
The site is free of any notable biodiversity, heritage and flood risk constraint.

•
•

Prepared f or: Llangarron Parish Council

Despite this, the immediate environs of the site are very rural in character,
with much of the nearby development screened by established mature
planting and the ‘country cottage’ character of the adjacent houses
contributing to the site’s sense of rurality. Consequently, the site is considered
to be perceptually distance from the village itself and is not considered to be a
suitable location for allocation.
The site has potential to be ‘best and most versatile’ agricultural land though
detailed survey work may be necessary to determine whether the site is
Grade 2, 3a or 3b.

•

•
10

RAG

The site is considered potentially suitable in principle for allocation subject
to the revision of the proposed settlement boundary.
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Site

Site name / location

Area (ha)

Indicativ e capacity

AECOM site assessment conclusion summary

reference
12

13

15

RAG
score

Land west of Myrtle Cottage, Llangrove

Land north of Llangrove Cottage,
Llangrove

Garden of Alamaya House, Llangrove

Prepared f or: Llangarron Parish Council

1.66

0.8

Tbc

50

24

Tbc

•

The site is outside the proposed settlement boundary but is immediately
adjacent and has potential to support development which is consistent with
the existing settlement form.

•

There is some landscape sensitivity from long views into the site from high
ground to the south, though views in are already at least partially of the built
area and it may be possible to mitigate harm through matters of design and
layout.

•

The site has no existing access point to Rectory Lane but it is unlikely to be
difficult to achieve this through the development process.

•

The site is considered potentially suitable in principle for allocation subject
to the mitigation of identified constraints.

•

The site is within the functional area of the settlement and adjacent to the
proposed settlement boundary. Extending the boundary to capture the site
would likely be a rational extension.

•

The site has limited sensitivity within the landscape, though development
would impact the townscape and street scene of the village. However, through
suitable design and layout it would be possible to mitigate negative effects and
potentially enhance the street scene.

•

The adjacent parcel of land is proposed as an allocation in the draft
Neighbourhood Plan. Given the limited capacity of the road serving the village
there could be potential for negative effects if both sites come forward.

•

The site is considered potentially suitable in principle for allocation subject
to the revision of the proposed settlement boundary.

•

The site has low sensitivity within the landscape and is within the functional
built area of the village and partially within the proposed settlement boundary
suggesting that development could be of limited impact on the village’s
character and setting.

•

The southern half of the site is already clearly suitable in principle as
demonstrated by the grant of permission for a single dwelling. In this context
there could be potential to consider allocation of just the southern half.

•

It is considered that there could be potential to allocate more than just the
single permitted dwelling though this could require mitigation of transport
constraints. There is no access from Church Lane though access from the
private lane west of the site could potentially be enhanced.

•

The site is central to the village and is comfortable walking distance from
village services, albeit these services are limited.

•

The site is considered suitable in principle for allocation.
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Site

Site name / location

Area (ha)

Indicativ e capacity

AECOM site assessment conclusion summary

reference
16

score
Field south of Land at The Elms,

0.2

6

•

The site is outside the proposed settlement boundary though is within the
notional boundary formed by the durable features of Grove Farm Road to the
east and Ruxton Llangrove Road to the north. It is considered that revising the
settlement boundaries to these features would enable limited development to
come forward at the site without harming the character of the village.

•

There are glimpsed long views out of the site to the open countryside beyond
and the site’s openness is considered to contribute to a transitional
settlement-fringe character. However, planted screening limits the site’s
sensitivity within the landscape and views into the site would already feature a
backdrop of some low density residential development.
The site is free of any notable biodiversity, heritage and flood risk constraint.

Llangrove

•

17

Land at Brooklands, Llancloudy

0.1

3

•

The site is considered potentially suitable in principle for allocation subject
to the revision of the proposed settlement boundary.

•

Development at site has potential to integrate well with the existing built area
of the village as both developable parcels of the site are infill between existing
dwellings. This gives the site very limited sensitivity within the landscape.

•

Llancloudy does not have an identified settlement boundary though is
identified as suitable for ‘proportionate’ growth in the adopted Herefordshire
Core Strategy.

•
•

There are no notable heritage, biodiversity or flood risk constraints at the site.
Although the settlement has a very limited service offer there is good access
to nearby higher tier service centres via several daily bus services to Hereford
(35 mins) and Monmouth (20 mins) which offer a broad range of services,
facilities and employment.
The site is considered suitable in principle for allocation.

•
19

RAG

Land adjacent to The Rowlands,

Tbc

Tbc

•

There is a very limited service offer at Llancloudy but there is reasonably
simple access to higher tier services centres via the A466, including by public
transport. The site is rural in character though is also influenced by existing
adjacent development. There could be potential for limited development at the
site to function as an extension of this existing built area with minimal impact
on the settlement’s wider l andscape setting and character though
inappropriate development could have negative landscape effects.

•

The site has potential to be underlain by ‘best and most versatile’ agricultural
land. Detailed studies may be necessary to establish the quality of the land at
the site itself.
The landform of the site means there is some potential to impact on the
character of the approach to village along the A466 from the north. It is
considered that this could be mitigated through matters of design, layout and
landscaping.
There are no notable heritage, biodiversity or flood risk constraints at the site.

Llancloudy

•

•

Prepared f or: Llangarron Parish Council
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Site

Site name / location

Area (ha)

Indicativ e capacity

AECOM site assessment conclusion summary

reference

21

score

Land at The Homestead, Three Ashes

0.28

8

•

Llancloudy does not have an identified settlement boundary though is
identified as suitable for ‘proportionate’ growth in the adopted Herefordshire
Core Strategy.

•

The site is considered potentially suitable in principle for allocation subject
to the mitigation of identified constraints in relation to rural landscape setting.

•

The site has significant sensitivity within the landscape with its location on a
ridgeline supporting sweeping views both north and south over the unspoilt
rural landscape.

•

The site is considered to be an unsustainable location for growth given its
absence of any services, lack of public transport, distance to services and
facilities and likely car dependency.
The national Agricultural Land Classification dataset indicates that the site is
underlain by high quality land, of either Grade 2 or Grade 1. Development at
the site would necessari ly result in the loss of ‘best and most versatile’
agricultural land.
The site is considered unsuitable for allocation.

(central)

•

•
22

Land at The Homestead, Three Ashes

0.28

8

•

The site has significant sensitivity within the landscape with its location on a
ridgeline supporting sweeping views both north and south over the unspoilt
rural landscape.

•

The site is considered to be an unsustainable location for growth given its
absence of any services, lack of public transport, distance to services and
facilities and likely car dependency.

•

The national Agricultural Land Classification dataset indicates that the site is
underlain by high quality land, of either Grade 2 or Grade 1. Development at
the site would necessarily result in the loss of ‘best and most versati le’
agricultural land.

•

The site is considered unsuitable for allocation.

•

The site has significant sensitivity within the landscape with its location on a
ridgeline supporting sweeping views both north and south over the unspoilt
rural landscape.

•

The site is considered to be an unsustainable location for growth given its
absence of any services, lack of public transport, distance to services and
facilities and likely car dependency.

•

The national Agricultural Land Classification dataset indicates that the site is
underlain by high quality land, of either Grade 2 or Grade 1. Development at
the site would necessarily result in the loss of ‘best and most versatile’
agricultural land.

•

The site is considered unsuitable for allocation.

(east)

23

RAG

Land at The Homestead, Three Ashes
(west)

Prepared f or: Llangarron Parish Council

0.28

8
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5. Conclusions
Site assessment conclusions
5.1

A total of 24 sites underw ent a desktop site assessment to consider w hether they may be suitable in
principle for allocation in the Llangarron Parish Neighbourhood Plan to meet the identified housing
requirement of the Parish.

5.2

Of these, four sites w ere screened out as unsuitable to allocate on the basis that they are neither w ithin
nor adjacent to an existing settlement boundary and therefore not policy compliant.

5.3

The remaining 21 sites underw ent full detailed assessment including a site visit. Conclusions to this
exercise are summarised in Table 4.1 and presented in full in the site assessment pro forma in Appendix
A.

5.4

The assessment has concluded that there are 3 sites considered to be free of any substantive issue or
constraint and are therefore suitable in principle for allocation in the Neighbourhood Plan. These are Site
3, Site 15 and Site 17

5.5

A further 8 sites are considered potentially suitable for allocation either in full or in part, subject to
mitigation or resolution of identified issues and constraints summarised earlier in Table 4.1. These sites
are distributed betw een all three main settlements in the Parish.

5.6

The final 10 sites are considered to be unsuitable for allocation. This is on the basis of constraints
including one or more of:
•

high sensitivity w ithin the landscape;

•

an unsustainable location for grow th;

•

site form and location w hich w ould result in development departure from established settlement form
and pattern.

Next steps
5.7

The next step in the site allocation process is for Llangarron Parish Council to select their preferred sites
to meet the residual housing requirement for the Parish of 15 dw ellings. The follow ing sites are all
potential candidates for allocation, arranged in chronological order by settlement:
Llangrove

Llangarron

Llancloudy

Site 3

Site 7a

Site 1

Site 5

Site 7b

Site 17

Site 10

Site 19

Site 12
Site 13
Site 15

5.8

A number of these sites, particularly those w hich are larger and/or subject to partial constraints, are only
considered to have development potential w ithin a small sub-area. The broad locations of these sub-areas
are described in the assessment but precise boundaries are not defined on the basis that further
discussions w ith landow ners w ill be necessary.

Prepared f or: Llangarron Parish Council
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The selection of preferred sites should be based on the follow ing:
•

The findings of this site assessment;

•

Discussions w ith Herefordshire Council;

•

The extent to w hich the sites support the vision and objectives for the Llangarron Neighbourhood
Plan; and

•

The potential for the sites to meet identified infrastructure needs of the community, including through
Community Infrastructure Levy contributions if applicable.

Site allocations in the Neighbourhood Plan
5.10

Once the preferred site or sites for allocation have been selected, the group w ill need to decide how to
present these in the Plan. There are a number of w ays in w hich site allocations can be presented ranging
from a basic plan show ing the site boundary w ith an indication of the land use and quantum of
development to a more detailed site development brief w hich stipulates additional requirements the
development is expected to meet, such as the access arrangements, design, layout, heights and
materials.

Viability
5.11

As part of the site selection process it is recommended that Llangarron Parish Council discusses site
viability w ith Herefordshire Council. Viability appraisals for individual sites may potentially already exist. If
not, it may be possible to use the Council’s existing viability evidence to test the viability of sites proposed
for allocation in the Neighbourhood Plan. In addition, landow ners or developers promoting a site for
development should be contacted to request evidence of viability.

Prepared f or: Llangarron Parish Council
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Appendix A – Completed site appraisal
pro forma

Prepared f or: Llangarron Parish Council
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Site Assessment Proforma
General information
Site Reference / name

Site 1

Site Address (or brief description
of broad location)

Hill Farm Estate and Manor, Llancloudy, Herefordshire

Site Description

Large field to w est of A466, to the immediate south-w est of Llancloudy

Current use

Agriculture

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

4.3ha approx.

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Yes.
A 37-dw elling scheme to also include a public house, a village shop and
improvements to Llancloudy Methodist Church is being promoted by SLR
Consulating Ltd on behalf of the landow ner.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed
Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.

Greenfield

Brownfield

Mixture

Unknown

ü

Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

ü

Outside

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site is considered to
have medium sensitivity in
the landscape. The local
landscape context is
undulating, and the site itself
is sloping for its entire extent.
This naturally creates
oversight from some nearby
areas of high ground though
also means view s in are
obscured by landform from
some low er lying areas. The
site faces the main road and
existing development at the
village meaning that planted
screening is the only thing
obscuring clear sightlines
into the site from the existing
settlement. If this screening
w as removed through the
development process the
site w ould likely have much
greater landscape sensitivity
as it could potentially alter
Llandcloudy’s rural setting
and character. How ever, this
outcome is not necessarily

inevitable, and effective
screening, design and layout
could help limit exposure of
new development.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

No loss
Som e loss

The national agricultural land
quality dataset indicates that
the site is w ithin an area of
Grade 2 and Grade 3 land
giving it potential to be ‘best
and most versatile’ (BMV)
land.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
A Grade II listed milestone is adjacent
to the site on the A466.

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Bus Stop

<400m
400-800m
>800m

Prim ary School

<400m
400-800m
>800m

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Observations and com m ents

Served several times a day by buses
betw een Hereford and Monmouth.

Nearest secondary schools are at Rosson-Wye and Monmouth

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

None on site, though the proposed development is
immediately adjacent to the village chapel and
w ould likely affect the setting, though also
proposes improvements.

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

There w ould be a degree of perimeter hedgerow
removal required to provide access from the A466
but the site itself does not appear to support any
notable biodiversity potential.

No

Comments

ü

ü

Characteristics
Characteristics w hich m ay
affect developm ent on the site:

Topography:
Flat/ plateau/ steep gradient

Com m ents

Yes/No

The landform of the site falls relatively gently, though about 25m
difference in total, from w est to east. The low est part of the site is the
area adjacent to the A466.
Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No
Llancloudy is currently a very small settlement w hich w ould comfortably
double in size should the proposed development be delivered in full.
This scale of development need not be harmful per se but w ould likely
transform the character and function of the settlement from a hamlet w ith
no meaningful services to a village and local service hub.

Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

ü

This site has m inor constraints

ü

The site has significant constraints

The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

129 dw ellings

·

The site is rural in function and character and
is unlikely to be suitable for intensive
development to its full theoretical development
potential.

·

How ever, the site has no notable biodiversity,
heritage or flood risk constraints, is w ell located
on the A466 and has an existing bus service
and offer potential to provide significant
community infrastructure enhancement.

·

The site’s landscape sensitivity is considered
to stem from its gently sloping landform w hich
positions it in such a w ay that it faces the
existing centre of the settlement. Although this
could give rise to concerns about negatively
affecting the rural backdrop to the village, the
site relates w ell to the existing development
and has potential to be screened through w ell
designed planting.

·

The site is considered potentially suitable in
principle, subject to detailed matters of design
and layout.

Figure 1: Looking due south over the site from the existing northern access point. The site’s rural character is
apparent.

Figure 2: The view south east from the w estern extent of the site show ing the current use a laydow n/storage area
associated w ith Hill Farm.

Site Assessment Proforma
General information
Site Reference / name

Site

Site Address (or brief description
of broad location)

Trejenna, Llangarron, Ross on Wye

Site Description

Land south of Parkmill, Llangarron

Current use

Agriculture

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.9ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)
Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Neighbourhood Plan call for sites

No

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

n/a

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

Outside

ü

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Yes

A corridor of land w ithin
Flood Zone 3 lies either side
of the Garren Brook though
this only affects a small
proportion of the site itself
and could be avoided
through site layout.

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Adjacent/nearby
No

Landscape and tow nscape

The site has some exposure
in the landscape as there are
view s in from the opposite
side of the valley and the
site’s openness is
considered to contribute to
the rural setting and
character of Llangarron.

Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

No loss
Som e loss

The national agricultural land
classification dataset
indicates the site is w ithin an
area of Grade 2 or Grade 3

land, giving it potential to be
‘best and most versatile’
(BMV) land.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Bus Stop

<400m
400-800m
>800m

Services appear infrequent and unlikely to
provide regular access to services and
facilities.

Prim ary School

<400m
400-800m
>800m

Nearest primary school is in Llangrove.

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Observations and com m ents

Nearest secondary schools are at Rosson-Wye and Monmouth

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

Key em ploym ent site

<400m
400-800m
>800m

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

ü

There w ould be a degree of perimeter hedgerow
removal required to enhance or reconfigure
access from the A466 but the site itself does not
appear to support any notable biodiversity
potential.

No

Comments

ü

Low level telegraph line running
parallel w ith the adjacent lane for the
full length of the site.

Characteristics
Characteristics w hich m ay affect
developm ent on the site:

Topography:
Flat/ plateau/ steep gradient

Com m ents

Yes/No
The landform of the site falls aw ay from the road tow ards the Garren
Brook at the bottom of the valley. This creates an uneven site w hich is
fairly steeply graded in places.

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No
The form of the site is linear, stretching aw ay from the core of the village
w ith minimal interface w ith the existing built area. This gives the site a
w eak perceptual relationship w ith the existing village, and it is
considered that development w ould not present as a rational extension
of the existing settlement form.

Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

ü

This site has m inor constraints
The site has significant constraints
The site is unsuitable for developm ent / no evidence of availability (‘reject’)

ü

Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):

27 dw ellings

Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

The site is open and rural and forms part of the
backdrop of the village. As such it makes a contribution
to the rural setting and character of the village.

Access to the site is via the narrow and limited capacity
lane/track serving Little Trereece and adjacent
properties.
The site has poor regard to the settlement form and is
poorly related to the existing built area of the village
core.

Figure 1. Looking over the site from the existing access point at the south eastern corner.

Figure 2. A view over the southern half of the site show ing its gradient, rurality and low capacity access lane.

Site Assessment Proforma
General information
Site Reference / name

Site 3

Site Address (or brief description
of broad location)

Land south east of Llangrove

Site Description

Paddock adjacent to an existing dw elling

Current use

Potential for limited grazing though no evidence of this on site visit.

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.16

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

n/a

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

ü

Adjacent

Outside

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site has a degree of
openness to the south w here
it faces the open countryside
and ridgeline in the middle
and far distance. How ever,
view s into the site from these
locations, such as they exist,
are already of development
given that the site is w ithin
the built area of the
settlement. In this context
development at the site
w ould be unlikely to alter the
perception of the site in the
landscape.

High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

No loss
Som e loss

The site is too small to be of
productive agricultural use.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Near to the notional village centre though
there is very limited service provision

Bus Stop

<400m
400-800m
>800m

Buses appear infrequent and unlikely to
provide regular access to higher tier
service centres.

Prim ary School

<400m
400-800m
>800m

The village primary school is w alking
distance from the site.

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Other key considerations

Observations and com m ents

Nearest secondary schools are at Rosson-Wye and Monmouth

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

There is very limited potential for the site to
support key biodiversity habitats and development
w ould likely be able to integrate existing hedgerow
habitats.

No

Comments

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

ü

Characteristics
Characteristics w hich m ay
affect developm ent on the site:

Com m ents

Topography:
Flat/ plateau/ steep gradient

Yes/No

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No
The site is small and presents as a gap betw een existing buildings.

Other (provide details)

3.0. Availability
Availability
Yes

No

Com m ents

Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

ü

This site has m inor constraints
The site has significant constraints
The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

4 dw ellings

The site is considered suitable in principle for allocation,
as:
·
The site is situated w ithin the existing built area
of the settlement and has potential to present
as infill development betw een existing
dw ellings.
·
In the context of the plan area the site is in one
of the more sustainable locations i.e. w alking
distance to the village services of the primary
school, pub, village hall and church.
·
The site has no significant landscape
sensitivity and an appropriate scale of
development w ould be unlikely to harm its
landscape or tow nscape setting.
·
There are no identified biodiversity, heritage or
flood risk constraints at the site.

Figure 1. Looking south over the site from the existing access point.

Figure 2. Show ing the site in the context of the adjacent dw elling. It could be important to ensure any
development at the site does not unduly harm the residential amenity of the existing dw elling.

Site Assessment Proforma
General information
Site Reference / name

Site 4

Site Address (or brief description
of broad location)

Land at Farm Lane, Llangrove (Plot 2 of 3)

Site Description

Small enclosure w ithin a larger agricultural field

Current use

Casual grazing

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.1ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed
Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.

Greenfield

Brownfield

Mixture

Unknown

ü

Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

Outside

ü

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No
The existing access point to the site is potentially
unsuitable for vehicular access w ithout enhancement.
This is partly due to limited visibility of the site entrance
from the steep and narrow lane w hich serves the site and
partly due to the landform creating a challenging gradient
for smoothly exiting the lane. This could potentially be
addressed by relocating the entrance further north giving

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site has limited
sensitivity in the w ider
landscape as planted
screening restricts view s in
and out. How ever the
gradient of the site could
have some potential to
expose development to
view s from the south,
particularly from the adjacent
property.

of important features of local distinctivenessw ithout the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

No loss
Som e loss

The site is not in arable use
and its limited size is
considered to make it poorly
suited to future arable use.
No loss of functional
productive agricultural land
on this basis.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity.

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Near to the notional village centre though
there is very limited service provision

Bus Stop

<400m
400-800m
>800m

Buses appear infrequent and unlikely to
provide regular access to higher tier
service centres.

Prim ary School

<400m
400-800m
>800m

The village primary school is w alking
distance from the site.

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Observations and com m ents

Nearest secondary schools are at Rosson-Wye and Monmouth

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

The site has no notable biodiversity features.

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

No

Comments

ü

ü

Characteristics
Characteristics w hich m ay affect
developm ent on the site:

Topography:
Flat/ plateau/ steep gradient

Com m ents

Yes/No
The site is at the south of the village w here the landform rapidly
steepens. The site is at the top of a hill and has a height differential of
about 5 metres from its northern extent to its southern extent. This is

considered unlikely to be prohibitive for construction purposes though
w ould likely influence the form and layout of development on site.
Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)
The site is outside the proposed settlement boundary and is perceptually
distant from the existing built area on the basis that the gradient of Farm
Lane enhances the sense of separation from the village.

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)
This site has m inor constraints
The site has significant constraints

ü

The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

ü

3

The site is considered unsuitable in principle for
allocation on the basis that:
·

·

Farm Lane is particularly narrow at the point it
runs past the site, though it is acknow ledged
the lane only serves a small number of
properties and therefore carries limited traffic.
How ever, the site is not w ithin or adjacent to
the proposed settlement boundary of Llangrove
and w ould not represent a rational extension of
the boundary.

Site Assessment Proforma
General information
Site Reference / name

Site 5

Site Address (or brief description
of broad location)

Land off Farm Lane, Llangrove (Plot 1 of 3)

Site Description

Part of a w ider agricultural field – no defined boundary features to
distinguish the site w ithin the larger field.

Current use

Agriculture

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.06ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)
Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Neighbourhood Plan call for sites

Yes, as per planning application number P190395/O

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed
Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Greenfield

Brownfield

Mixture

Unknown

ü

P190395/O (site for single dw elling-house). Decision pending at
the time of w riting.

1.0. Suitability
Suitability
Is the site:
Within the existing built up area

Within

Adjacent

ü

Outside

Unknown

-

Adjacent to and connected w ith the
existing built up area
Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No
There is not currently any access from Farm Lane though
it could feasibly be created through removal of a section
of hedgerow .
Farm Lane is narrow , has limited visibility and low
capacity. How ever, it is considered that suitable visibility
splays could be provided at a new site entrance and that
the addition of a single new dw elling w ould not push the
lane beyond capacity. The principle of development is
therefore not necessarily considered to be unsuitable in
access terms.

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The larger field w ithin w hich
the site is situated has a
degree of landscape
sensitivity as it is open,
provides a rural backdrop to
the south east of the village
and supports view s in and
out to/from the ridgeline
across the valley to the
south.
How ever, the small sub-area
occupied by the site itself is
not subject to the same

surrounding locations and/or impacts on the
character of the location.

degree of sensitivity as the
full site. This is because in
isolation the site makes little
contribution to the open and
rural setting of the village
and development of the site
is considered unlikely to
appreciably harm the
landscape context of the
village.

High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.

The site is outside the
proposed settlement
boundary but is immediately
adjacent and it is considered
that extending the boundary
to capture the site w ould be
a rational revision.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

No loss
Som e loss

The national Agricultural
Land Classification dataset is
of low resolution, though
indicates that the site has
potential to be located w ithin
an area of either Grade 2 or
Grade 3. This means there
could be potential for
development to result in the
loss of best and most
versatile (BMV) agricultural
land, though it is noted that
the site itself is only a small
proportion of the overall field.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity.

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m

Observations and com m ents

Near to the notional village centre though
there is very limited service provision

>800m
Bus Stop

<400m
400-800m
>800m

Buses appear infrequent and unlikely to
provide regular access to higher tier
service centres.

Prim ary School

<400m
400-800m
>800m

The village primary school is w alking
distance from the site.

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Nearest secondary schools are at Rosson-Wye and Monmouth

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

The site has no notable biodiversity features.

Yes

ü

No

ü

Comments

Ground Contam ination
(Y/N/Unknow n)

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

Telegraph w ires cross part of the site
nearest Farm Lane

ü

Characteristics
Characteristics w hich m ay affect
developm ent on the site:

Com m ents

Topography:
Flat/ plateau/ steep gradient

Yes/No
The landform of the site falls gradually to the south though this is not a
significant gradient w ithin the site boundaries.

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

Any other com m ents?

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process and the current planning
application.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

No

ü

ü

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

ü

This site has m inor constraints
The site has significant constraints
The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

1

·

·

·
·

The site is adjacent to the proposed
settlement boundary. It is considered that
extending the boundary to include the site
w ould be a rational extension.
In the context of the plan area the site is in
one of the more sustainable locations i.e.
w alking distance to the village services of the
primary school, pub, village hall and church.
There are no identified biodiversity, heritage or
flood risk constraints at the site.
The site w ould require mitigation of minor
constraints, particularly the lack of existing site
access. It is considered this could be achieved
through the development process.

Figure 1. Looking north east across the site from Farm Lane. The openness of the w ider field is clear, though so
is the site’s northern boundary formed by the perimeter hedge or the adjacent property (next to the telegraph pole
in this image).

Figure 2. Farm Lane is narrow and of limited capacity.

Site Assessment Proforma
General information
Site Reference / name

Site 6

Site Address (or brief description
of broad location)

Land at Farm Lane, Llangrove (Plot 3 of 3)

Site Description

Part of a larger agricultural field

Current use

Casual grazing

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.36ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites.

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

n/a

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

Outside

ü

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No
There is no existing access from Farm Lane. It is
considered that establishing access w ould be challenging
as Farm Lane is sunken at the point it runs past the site
meaning the embankment w ould need removing and the
access point graded.

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site has high sensitivity
w ithin the landscape as it
open and steeply sloping,
exposing it to view s from the
south w here the higher
landform provides clear
oversight of the site.
Additionally, the site’s open
and undeveloped character
is considered to contribute to
the rural setting and
character of the south of the
village and development
could have significant
potential to negatively affect
this.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

No loss
Som e loss

The national Agricultural
Land Classification dataset is
of low resolution, though
indicates that the site has
potential to be located w ithin
an area of either Grade 2 or
Grade 3. This means there
could be potential for
development to result in the
loss of best and most
versatile (BMV) agricultural
land.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity.

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Bus Stop

<400m
400-800m
>800m

Buses appear infrequent and unlikely to
provide regular access to higher tier
service centres.

Prim ary School

<400m
400-800m
>800m

The village primary school is w alking
distance from the site.

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Observations and com m ents

Nearest secondary schools are at Rosson-Wye and Monmouth

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

The site has no notable biodiversity features.

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

No

Comments

ü

ü

Characteristics
Characteristics w hich m ay affect
developm ent on the site:

Com m ents
A single dw elling is visible to the south of the site but the overw helming
character of the site is rural and remote. The rural, agricultural scenery,
including undulating fields and unspoilt landscape, contributes to the
site’s perceptual distance from Llangrove.

Topography:
Flat/ plateau/ steep gradient

Yes/No

The site is very steep and appears notably unsuitable for development.

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)
This site has m inor constraints
The site has significant constraints

ü

The site is unsuitable for developm ent / no evidence of availability (‘reject’)

ü

Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

10

The site is very poorly suited to development and
considered unsuitable for allocation because:
·

·
·
·

The site is highly rural in character and enjoys
a scenic and unspoilt outlook on an attractive
rural landscape. It is therefore perceptually
distant from Llangrove and sensitive w ithin the
landscape.
The landform of the site is very steep and
appears notably unsuitable for development in
terms of topography.
The site is served by a sunken stretch of Farm
Lane w hich is considered likely to make
achieving access difficult.
The site is outside the proposed settlement
boundary and w ould not represent a rational
extension to the boundary.

Figure 1. The steep topography of the site and rural character are clearly illustrated.

Figure 2. Farm Lane is sunken, narrow and of low capacity as it runs past the site. The site is to the left of the
lane though this is not clear from the image, illustrating the lack of access point.

Site Assessment Proforma
General information
Site Reference / name

Site 7a

Site Address (or brief description
of broad location)

Land north and w est of the The Granary, Llangarron

Site Description

Large open field betw een Herberts Hill and Trecilla

Current use

Agriculture

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

3.58ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

·
·

P181343/F (proposed erection of 8 No. 2 storey
dw ellings) – refused.
P191276/F (erection of three dw ellings and associated
w orks) – decision pending at time of w riting.

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

ü

Outside

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site is considered to
have high landscape
sensitivity as it supports
view s in and out of the
w estern side of the village
and its openness contributes
to the rural setting and
character of the village as a
w hole. Development,
particularly of the full
nominated area of the site,
w ould likely impact the
perception of the village
w ithin the landscape and the
character of the existing
linear village.

High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

No loss
Som e loss

The site is in productive
agricultural use and appears
to be w ithin an area of Grade
2 or Grade 3 agricultural

land, i.e. potentially ‘best and
most versatile’ land.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

There is a single Grade II listed building
near to the southern corner of the site
though in practice its setting is limited
by perimeter screening.

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Bus Stop

<400m
400-800m
>800m

Prim ary School

<400m
400-800m
>800m

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Observations and com m ents

Nearest secondary schools are at Rosson-Wye and Monmouth

Key em ploym ent site

<400m
400-800m
>800m

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

The site’s agricultural use is considered to mean
there is low potential for biodiversity habitats.

No

Comments

ü

ü

Characteristics
Characteristics w hich m ay affect
developm ent on the site:

Com m ents

Topography:
Flat/ plateau/ steep gradient

Yes/No

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)
The site is open and rural in character, supporting view s over to the w est
over the attractive and characterful rural landscape. The site’s openness
is a major contributor to the character of the village and the approach to

the village centre from the north. Limited development of part of the site
may have potential to be consistent w ith the existing character of the
village though development of the site in full w ould likely be
transformational to the character of the village as w ell as significantly
impacting its prominence w ithin the landscape.

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

ü

This site has m inor constraints
The site has significant constraints
The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):

107

ü

Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

·

·
·

·

·
·

The site is predominantly outside the proposed
settlement boundary though a sub-area at the
south of the site is w ithin the boundary.
The site nomination includes the southern subarea of the site w hich is already allocated for
development in the draft Neighbourhood Plan.
How ever, the site as a w hole is open and
visible w ithin the landscape, contributing to the
rural setting and character of the village.
Development of the full site w ould likely be
transformational for the character of the village
and w ould be inappropriate.
The topography of the site means that the
southern sub-area is the least prominent part of
the site in the landscape. It is considered that
there could be potential to develop here in a
manner w hich is consistent w ith the existing
settlement pattern though development
elsew here w ithin the site is likely to be more
prominent in the landscape.
The site is in productive agricultural use and
has potential to be w ithin an area of ‘best and
most versatile’ agricultural land quality.
The existing settlement pattern of the village is
notably linear and development of the site as a
w hole w ould be inconsistent w ith this.

Figure 1. The view w est from the access point across Site 7a to the rural landscape beyond.

Figure 2. Facing north w est and looking uphill from the site access point tow ards existing dw ellings at Herberts
Hill on the ridgeline.

Figure 3. Facing south from the access point to Site 7a along the existing adopted road of Trecilla w ith existing
adjacent dw ellings visible.

Site Assessment Proforma
General information
Site Reference / name

Site 7b

Site Address (or brief description
of broad location)

Land north east of The Granary, Llangarron

Site Description

Large rectangular field accessed via Trecilla

Current use

Potential grazing or pasture

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

1.56ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brownfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Mixture

Unknown

ü

P191288/F (proposed erection of four dw ellings and associated
w orks) – decision pending at time of w riting.

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

ü

Outside

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site is w ell screened,
particularly from the south
and east w here substantial
hedgerow s and mature trees
provide robust perimeter
screening. This limits the
site’s exposure in the
landscape, though the
gradual incline of the site
means that the north of the
site supports some view s in
and out w hich are obscured
in the south of the site.
There is no direct road
access as the site is reached
via a drivew ay from Trecilla.
This gives it a slight
disconnected, backw ater
quality though may
contribute to a discreet
development w ith minimal
impact on the existing street
scene in the village.
The scale of the site means
it is unlikely to be appropriate

to develop in full as this
w ould significantly alter that
scale of the settlement and
require access
enhancements.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

No loss
Som e loss

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Bus Stop

<400m
400-800m
>800m

Services appear infrequent and unlikely to
provide regular access to services and
facilities.

Prim ary School

<400m
400-800m
>800m

Nearest primary school is in Llangrove.

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Observations and com m ents

Nearest secondary schools are at Rosson-Wye and Monmouth

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

None on site though there are a large number of
TPOs (c.20) immediately south of the site w ithin
the curtilage of Trecilla House.

There is limited potential on the site itself though
the southern and eastern boundaries include
mature established trees and hedging w hich could
have some biodiversity potential.

No

Comments

ü

ü

Characteristics
Characteristics w hich m ay
affect developm ent on the site:

Topography:
Flat/ plateau/ steep gradient

Com m ents

Yes/No

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No
The site is large and if developed in full w ould likely resemble estate
style development, of w hich there is no current precedent in the village.
This w ould necessarily alter the scale and character of the village.
How ever, it is considered that there could be potential for limited
development w ithout harming the character of the village.

Other (provide details)
The access to the site has the character of a farmyard as a result of
having to pass betw een a large storage structure and an older barn-style
building. The site then opens out into a large but w ell defined parcel of
land w ith little oversight from surrounding landscape but a degree of
oversight from tw o adjacent dw ellings.

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)
This site has m inor constraints
The site has significant constraints

ü

The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

46

·

·

·

·

There is no direct road frontage as the site is
accessed via a drivew ay from Trecilla. This
gives it a slightly disconnected, backw ater
character though may give potential for a
discreet development w ith minimal impact on
the existing street scene in the village.
The site does not have significant oversight
from surrounding landscape and view s to and
from the southern area of the site are
particularly limited. There is a degree of
oversight from tw o adjacent dw ellings though
this could potentially be mitigated through
design and layout.
Llangarron village has a linear settlement
pattern w hich informs its character and sense
of place. Development of the full site w ould
likely be inconsistent w ith this settlement
pattern, focussing development potential
naturally tow ards the south of the site w here
existing development is already adjacent.
The alignment of Langstone Lane (South) offer
a potential further opportunity to extend the
linear settlement pattern though this w ould
necessitate established hedgerow removal.

Figure 1. Entrance to the site through agricultural structures, w ith Site 7a visible over the hedgerow .

Figure 2. Facing east along the tree-lined southern boundary of the site.

Figure 3. Facing north east tow ards the north eastern corner of the site.

Site Assessment Proforma
General information
Site Reference / name

Site 8

Site Address (or brief description
of broad location)

Land adjacent to Potacre/Herberts Hill, Llangarron

Site Description

A protruding corner of an otherw ise rectangular agricultural field.

Current use

Agriculture

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.3ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

n/a

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

ü

Outside

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape

Limited landscape sensitivity
as the site does not support
long range view s in or out.
There are glimpsed view s
south over the countryside
though these are screened
by the established
hedgerow .

Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

No loss
Som e loss

How ever, the lack of
development on the site is
considered to enhance the
rural character of the
approach to the village, and
the nearby dw ellings are
consistent w ith a characterful
dispersed settlement pattern
w hich could be altered
through development on the
site.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Bus Stop

<400m
400-800m
>800m

Services appear infrequent and unlikely to
provide regular access to services and
facilities.

Prim ary School

<400m
400-800m
>800m

Nearest primary school is in Llangrove.

<1600m
1600-3900m
>3900m

Nearest secondary schools are at Rosson-Wye and Monmouth

Secondary School

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Observations and com m ents

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

There is limited potential on the site itself though
the southern and eastern boundaries include
mature established trees and hedging w hich could
have some biodiversity potential.

No

Comments

ü

ü

Characteristics
Characteristics w hich m ay affect
developm ent on the site:

Com m ents

Topography:
Flat/ plateau/ steep gradient

Yes/No

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

3.0. Availability
Availability

Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)
This site has m inor constraints

ü

The site has significant constraints

ü

The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

9

·

·

·

The site is neither w ithin nor adjacent to the
proposed settlement boundary, though it is close to
an existing cluster of development comprising a
number of homes at Herberts Hill plus dw ellings at
Potacre Cottage and Herberts Hill Cottage.
Despite this, the immediate environs of the site are
very rural in character, w ith much of the nearby
development screened by established mature
planting and the ‘country cottage’ character of the
adjacent houses contributing to the site’s sense of
rurality.
Consequently, the site is considered to be
perceptually distant from the village itself, and the
open and agricultural nature of the site contributes to

·

the rural setting and character of the village and its
north w estern approach.
The site has potential to be ‘best and most versatile’
agricultural land though detailed survey w ork may be
necessary to determine w hether the site is Grade 2,
3a or 3b.

Site Assessment Proforma
General information
Site Reference / name

Site 9

Site Address (or brief description
of broad location)

Land east of the A446, Llancloudy

Site Description

Large open field at the north of the settlement

Current use

Agriculture

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

1.8ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

n/a

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

ü

Outside

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape

The site is large and
occupies a prominent
position at the northern
approach to the settlement.
New development at the site
could therefore have
potential to alter the setting
and character of the village,
particular on the approach
from the north.

Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

Additionally, the gradient of
the site is quite substantial
w ith the landform falling from
w est to east by a range of
around ten metres. This
means the area of the site
closest to the A466 in the
site’s east is notably higher
than the site’s w est.
Development could therefore
have potential to dominate
the higher ground, changing
the character of the low er
lying part of the site along
the Park Road lanew ay.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)
No loss
Som e loss

The site has potential to be
underlain by high quality
agricultural land as the
national dataset indicates the
site is on either Grade 3 or
Grade 2 land. This gives it
potential to be ‘best and
most versatile’ land.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Bus Stop

<400m
400-800m
>800m

Prim ary School

<400m
400-800m
>800m

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Observations and com m ents

Served several times a day by buses
betw een Hereford and Monmouth.

Nearest secondary schools are at Rosson-Wye and Monmouth

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Good access to the rural Public Right of
Way netw ork though this does not offer
direct access to higher tier service centres.

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

No notable biodiversity supporting potential

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

No

Comments

ü

ü

Characteristics
Characteristics w hich m ay affect
developm ent on the site:

Com m ents

Topography:
Flat/ plateau/ steep gradient

Yes/No

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No
The site is large in relation to the existing built area of the village and if it
w as developed in full w ould likely change the character of the
settlement. There could potentially be opportunities to develop a smaller

part of the site only, though there do not appear to be natural boundary
features w ithin the site to subdivide the total area.
Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

ü

This site has m inor constraints
The site has significant constraints
The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):

54

ü

Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

·
·

·

·

The scale of the site means it could be unlikely
to be suitable to develop in full.
The position and landform of the site give it
prominence in the landscape, w ith the w est of
the site nearest the A466 lying notably higher
than the east of the site; development here
may have an overbearing visual impact on the
eastern approach to the village and the
village’s rural setting more generally.
Additionally, the prominent location at the
southern approach to the village along the
A466 means that development could also
impact the rural character of the southern
approach to the village.
The site has potential to be ‘best and most
versatile’ agricultural land though detailed
survey w ork may be necessary to determine
w hether the site is Grade 2, 3a or 3b.

Site Assessment Proforma
General information
Site Reference / name

Site 10

Site Address (or brief description
of broad location)

Land at The Elms, Llangrove

Site Description

Garden and extended curtilage of an existing dw elling

Current use

Extended residential garden

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.5ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)
Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Neighbourhood Plan call for sites

Yes on the basis of planning application P191534/O.

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed
Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Greenfield

Brownfield

Mixture

Unknown

ü

P191534/O – Outline application for the erection of a new 3 bed
bungalow , access, scale, turning and parking. Decision pending
at the time of w riting.

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

ü

Outside

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape

The site is considered to
have limited sensitivity w ithin
the landscape in practice as
mature planted screening
prevents unobstructed view s
in and out of the site, though
glimpsed view s are likely.

Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

No loss
Som e loss

The size of the site means
that it is likely that
development could reflect
the low density settlement
pattern of nearby
development, though more
intensive development may
jar w ith this low density
character.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Near to the notional village centre though
there is very limited service provision

Bus Stop

<400m
400-800m
>800m

Buses appear infrequent and unlikely to
provide regular access to higher tier
service centres.

Prim ary School

<400m
400-800m
>800m

The village primary school is w alking
distance from the site.

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Observations and com m ents

Nearest secondary schools are at Rosson-Wye and Monmouth

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

There is limited potential for biodiversity supporting
habitats on the site itself though the site is
bounded by established hedgerow s w hich may
have some potential. It is likely that these could be
substantially retained through the development
process.

No

Comments

ü

ü

Characteristics
Characteristics w hich m ay
affect developm ent on the site:

Com m ents

Topography:
Flat/ plateau/ steep gradient

Yes/No

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

The site is not w ithin the proposed settlement boundary but is
considered to fall w ithin the built area of the settlement on the basis
Grove Farm Road forms a rational eastern boundary feature to the
village. How ever, it is noted that the openness of the site contributes to
the character of the eastern fringe of the village w here the built area
transitions into open countryside. Overdevelopment w ould likely change
this transitional, or village fringe, character. How ever, it is considered
that limited development could be delivered w ithout negatively affecting
the character of the settlement.
The site has a settlement-fringe character, reflecting the fact that there
are glimpsed long view s over the perimeter planted screening to the
open and attractive countryside to the north and east. How ever, the site
is also under the influence or nearby development and a number of
other dw ellings are visible from the site and the roads w hich run past it.

If the site w ere developed it w ould face tow ards the village rather than
aw ay from it and w ould likely present as a natural extension of the built
area rather than isolated development in the countryside.

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

ü

This site has m inor constraints

ü

The site has significant constraints
The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.
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·

The site is outside the proposed settlement
boundary though is w ithin the notional
boundary formed by the durable features of

·

·

Grove Farm Road to the east and Ruxton
Llangrove Road to the north. It is considered
that revising the settlement boundaries to
these features w ould enable limited
development to come forw ard at the site
w ithout harming the character of the village.
There are glimpsed long view s out of the site to
the open countryside beyond and the site’s
openness is considered to contribute to a
transitional settlement-fringe character.
How ever, planted screening limits the site’s
sensitivity w ithin the landscape and view s into
the site w ould already feature a backdrop of
some low density residential development.
The site is free of any notable biodiversity,
heritage and flood risk constraint.

Figure 1. A view over across the drivew ay of The Elms to the north eastern corner of the site beyond, w ith Ruxton
Llangrove Road providing a boundary.

Figure 2. The existing access point at the north w est of Site 10 from Ruxton Llangrove Road.

Site Assessment Proforma
General information
Site Reference / name

Site 12

Site Address (or brief description
of broad location)

Land West of Myrtle Cottage, Llangrove

Site Description

Open field opposite a row of existing dw ellings

Current use

Agriculture

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

1.66

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

n/a

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

ü

Outside

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No
There is no existing access point from Rectory Lane but
this w ould be unlikely to be difficult to achieve.

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site has a degree of
sensitivity w ithin the
landscape as it supports long
view s into the village from
the ridge of high ground to
the south, w hilst its
openness also supports
view s out from the existing
dw ellings north of Rectory
Lane.

High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.
Agricultural Land

No loss
Som e loss

The site has potential to be
in productive agricultural

Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

use. The national Agricultural
Land Classification dataset
indicates the area is likely to
be underlain by Grade 2 or
Grade 3 land, meaning the
site could be best and most
versatile (BMV) land.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity.

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Near to the notional village centre though
there is very limited service provision

Bus Stop

<400m
400-800m
>800m

Buses appear infrequent and unlikely to
provide regular access to higher tier
service centres.

Prim ary School

<400m
400-800m
>800m

The village primary school is w alking
distance from the site.

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Observations and com m ents

Nearest secondary schools are at Rosson-Wye and Monmouth

Footpath

Footpath LG29 follow s the full southern
boundary of the site.

<400m
400-800m
>800m

Key em ploym ent site

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

<400m
400-800m
>800m

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?
Public Right of Way

Existing social or com m unity
value (provide details)

Several
Few
None
Unknow n

No notable biodiversity sensitivity on site.
High/m edium /Low/
Unknow n

Footpath LG29 follow s the full southern boundary
of the site.

Yes/No

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

ü

No

Comments

ü

Low voltage pow er lines run in
alignment w ith Rectory Lane along
the northern boundary of the site.

Characteristics
Characteristics w hich m ay affect
developm ent on the site:

Topography:
Flat/ plateau/ steep gradient

Com m ents

Yes/No

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

ü

This site has m inor constraints

ü

The site has significant constraints
The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):

49

Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

·

·

·
·

The site is outside the proposed settlement
boundary but is immediately adjacent and has
potential to support development w hich is
consistent w ith the existing settlement form.
There is some landscape sensitivity from long
view s into the site from high ground to the
south, though view s in are already at least
partially of the built area and it may be possible
to mitigate harm through matters of design and
layout.
The site is central to the village and is
comfortable w alking distance from village
services, albeit services are limited.
The site has no existing access point to
Rectory Lane but it is unlikely to be difficult to
achieve this through the development process.

Site Assessment Proforma
General information
Site Reference / name

Site 13

Site Address (or brief description
of broad location)

Land North of Llangrove Cottage

Site Description

Flat agricultural land potentially suitable for grazing or as a paddock.

Current use

No clear prevailing current use – land is open, grassed and empty.

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.7ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

n/a

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

ü

Outside

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No
Access w ould be achievable directly onto the main road
through the village, though the road is narrow and of
limited capacity. It is noted that the adjacent parcel of
land to Site 13 is already proposed for allocation in the
draft Neighbourhood Plan and it w ill be important to
consider the potential cumulative effects of the proposed
allocation and Site 13 together.

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site has long view s out
over the perimeter hedging
to the north but the landform
of the area means view s
back in to the site are limited.
The existing built area of the
village frames the site to the
south, east and w est. The
site’s sensitivity w ithin the
landscape is therefore
limited.
How ever, there is a degree
of tow nscape sensitivity as
the site is highly visible in the
street scene and occupies a
prominent position at the
w estern entrance to the
village. Development could
therefore have some impact

of important features of local distinctivenessw ithout the possibility of mitigation.

on the tow nscape context of
the village.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

Adjacent development
effectively severs the site
from the w ider countryside
beyond making it unsuited to
arable farming. Therefore
effectively no loss of
productive agricultural land
through development.

No loss
Som e loss

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Near to the notional village centre though
there is very limited service provision

Bus Stop

<400m
400-800m
>800m

Buses appear infrequent and unlikely to
provide regular access to higher tier
service centres.

Prim ary School

<400m
400-800m
>800m

The village primary school is w alking
distance from the site.

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Observations and com m ents

Nearest secondary schools are at Rosson-Wye and Monmouth

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

No notable biodiversity sensitivity on site.

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

No

Comments

ü

ü

Characteristics
Characteristics w hich m ay affect
developm ent on the site:

Topography:
Flat/ plateau/ steep gradient

Com m ents

Yes/No

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

ü

This site has m inor constraints

ü

The site has significant constraints
The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
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Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

·

·

·

The site is w ithin the functional area of the
settlement and adjacent to the proposed settlement
boundary. Extending the boundary to capture the
site w ould likely be a rational extension.
The site has limited sensitivity w ithin the landscape,
though development w ould impact the tow nscape
and street scene of the village. How ever, through
suitable design and layout it w ould be possible to
mitigate negative effects and potentially enhance the
street scene.
The adjacent parcel of land is proposed as an
allocation in the draft Neighbourhood Plan. Given
the limited capacity of the road serving the village
there could be potential for negative effects if both
sites come forw ard.

Site Assessment Proforma
General information
Site Reference / name

Site 15

Site Address (or brief description
of broad location)

Alamaya House (garden)

Site Description

Extended garden of Alamaya House

Current use

Residential garden

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.4ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed
Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Greenfield

Brownfield

Mixture

Unknown

ü

P160722/F (proposed erection of a tw o storey dw elling) –
approved w ith conditions.

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

ü

Adjacent

ü

Outside

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site has not notable
landscape sensitivity as it is
encircled by existing
development, albeit low
density development.
Additionally, the site sits very
low w ithin the landscape and
has no prominence, w ith
surrounding properties
higher and more
pronounced. This means that
view s into the site are limited
and are already framed by
the existing built area of the
village.
The site has some potential
for tow nscape sensitivity as
the existing openness of the
garden contributes to the
setting of the adjacent
dw ellings, though in practice
it is considered that harm to
the tow nscape character of
the village w ould be unlikely
and could be mitigated

through matters of design
and layout.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

No loss
Som e loss

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity.

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Near to the notional village centre though
there is very limited service provision

Bus Stop

<400m
400-800m
>800m

Buses appear infrequent and unlikely to
provide regular access to higher tier
service centres.

Prim ary School

<400m
400-800m
>800m

The village primary school is w alking
distance from the site.

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Observations and com m ents

Nearest secondary schools are at Rosson-Wye and Monmouth

Footpath

Footpath LG33 follow s the southern
boundary of the site.

<400m
400-800m
>800m

Key em ploym ent site

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

<400m
400-800m
>800m

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?
Public Right of Way

Existing social or com m unity
value (provide details)

Several
Few
None
Unknow n

High/m edium /Low/
Unknow n

Footpath LG33 follow s the southern boundary of
the site.

Yes/No

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

One TPO on the site for a single tree in the north
east corner.

No

Comments

ü

ü

Characteristics
Characteristics w hich m ay affect
developm ent on the site:

Topography:
Flat/ plateau/ steep gradient

Com m ents

Yes/No

The site is on a gentle gradient, falling slightly from south to north. This
is not considered to be of significance to the site’s development
potential.

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

The site spans the proposed settlement boundary w ith the northern half
falling outside and the southern half falling w ithin the settlement. It is
considered that there could be potential to revise the proposed
settlement boundary to capture the w hole site if appropriate.

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

6+ years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

Any other com m ents?

ü

The southern half of the site is demonstrably suitable, available and
achievable in light of the grant of planning permission for a single dw elling via
application number P160722/F. This is also the portion of the site w ithin the
proposed settlement boundary. There could be potential to consider
allocation of just this southern half of the site in this context.

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

ü

This site has m inor constraints

ü

The site has significant constraints

The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

12

·

·
·

·

The site has low sensitivity w ithin the
landscape and is w ithin the built area of the
village and the proposed settlement boundary
suggesting that development could be of
limited impact on the village’s character and
setting.
The site is already clearly suitable in principle
as demonstrated by the grant of permission for
a single dw elling.
It is considered that there could be potential to
allocate the site for more than the allow ed
single dw elling though this could require
mitigation of transport constraints. There is no
access from Church Lane though access from
the private lane w est of the site could
potentially be enhanced.
The site is central to the village and is
comfortable w alking distance from village
services, albeit these services are limited.

Figure 1. Facing north w est across Site 15 from the access gate onto Church Lane in the site’s south eastern
corner.

Site Assessment Proforma
General information
Site Reference / name

Site 16

Site Address (or brief description
of broad location)

Land south of The Elms, Llangrove

Site Description

Flat, pastoral field

Current use

Pasture

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.4ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

n/a

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

ü

Outside

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

No loss
Som e loss

As w ith Site 10 adjacent to
the north, Site 16 is
considered to have limited
sensitivity w ithin the
landscape in practice as
mature planted screening
prevents unobstructed view s
in and out of the site, though
glimpsed view s are likely.
The size of the site means
that it is likely that
development could reflect
the low density settlement
pattern of nearby
development, though more
intensive development may
jar w ith this low density
character.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Near to the notional village centre though
there is very limited service provision

Bus Stop

<400m
400-800m
>800m

Buses appear infrequent and unlikely to
provide regular access to higher tier
service centres.

Prim ary School

<400m
400-800m
>800m

The village primary school is w alking
distance from the site.

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Observations and com m ents

Nearest secondary schools are at Rosson-Wye and Monmouth

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

There is limited potential for biodiversity supporting
habitats on the site itself though the site is
bounded by established hedgerow s w hich may
have some potential. It is likely that these could be
substantially retained through the development
process.

No

Comments

ü

ü

Characteristics
Characteristics w hich m ay
affect developm ent on the site:

Com m ents

Topography:
Flat/ plateau/ steep gradient

Yes/No

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

As w ith the adjacent Site 10 to the north, Site 16 is not w ithin the
proposed settlement boundary but is considered to fall w ithin the built
area of the settlement on the basis Grove Farm Road forms a rational
eastern boundary to the village. How ever, it is noted that the openness
of the site contributes to the character of the eastern fringe of the village
w here the built area transitions into open countryside. Overdevelopment
w ould likely change this transitional, or village fringe, character.
How ever, it is considered that limited development could be delivered
w ithout negatively affecting the character of the settlement.
The site has a settlement-fringe character, reflecting the fact that there
are glimpsed long view s over the perimeter planted screening to the
open and attractive countryside to the north and east. How ever, the site
is also under the influence or nearby development and a number of
other dw ellings are visible from the site and the roads w hich run past it.

If the site w ere developed it w ould face tow ards the village rather than
aw ay from it and w ould likely present as a natural extension of the built
area rather than isolated development in the countryside.

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

ü

This site has m inor constraints

ü

The site has significant constraints
The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

30

·

The site is outside the proposed settlement
boundary though is w ithin the notional
boundary formed by the durable features of
Grove Farm Road to the east and Ruxton

·

·

Llangrove Road to the north. It is considered
that revising the settlement boundaries to
these features w ould enable limited
development to come forw ard at the site
w ithout harming the character of the village.
There are glimpsed long view s out of the site
to the open countryside beyond and the site’s
openness is considered to contribute to a
transitional settlement-fringe character.
How ever, planted screening limits the site’s
sensitivity w ithin the landscape and view s into
the site w ould already feature a backdrop of
some low density residential development.
The site is free of any notable biodiversity,
heritage and flood risk constraint.

Figure 1. Looking w est over Site 16 from Grove Farm Road tow ards Ivy Cottage.

Site Assessment Proforma
General information
Site Reference / name

Site 17

Site Address (or brief description
of broad location)

Land at Brooklands, Llancloudy

Site Description

Linear infill site running behind and betw een existing dw ellings in
Llancloudy.

Current use

Part residential garden / part access track / part miscellaneous yard.

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.1ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)
Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Neighbourhood Plan call for sites

Yes as demonstrated by planning application P190423/F

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed
Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Greenfield

Brownfield

Mixture

Unknown

ü

P190423/F (proposed new house and bungalow ) – decision
pending at time of w riting.

1.0. Suitability
Suitability
Is the site:
Within the existing built up area

Within

ü

Adjacent

Outside

Unknown

-

Adjacent to and connected w ith the
existing built up area
Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.
Agricultural Land

No loss
Som e loss

The site has limited
sensitivity w ithin the
landscape as both
developable parcels of the
site lie betw een existing
dw ellings and w ould be infill
development w ithin the
existing built area of the
village. Although the site is
overlooked by high ground to
the east it is considered that
development w ould not
substantively alter view s into
the site given the existing
adjacent development.

Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity.

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Bus Stop

<400m
400-800m
>800m

Prim ary School

<400m
400-800m
>800m

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Observations and com m ents

Served several times a day by buses
betw een Hereford and Monmouth.

Nearest secondary schools are at Rosson-Wye and Monmouth

Good connectivity to the rural Public Rights
of Way netw ork but this does not provide
direct access to higher tier service centres.

Key em ploym ent site

<400m
400-800m
>800m

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

ü

The southern portion of the site appears to have
dense undergrow th in places w hich w ould require
clearing to facilitate development. This could have
potential to support biodiversity habitats.

No

Comments

ü

Low voltage pow er lines cross part
of the site.

Characteristics
Characteristics w hich m ay
affect developm ent on the site:

Com m ents

Topography:
Flat/ plateau/ steep gradient

Yes/No

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No

Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

ü

This site has m inor constraints
The site has significant constraints
The site is unsuitable for developm ent / no evidence of availability (‘reject’)
Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

3

·

·
·

Development at site has potential to integrate
w ell w ith the existing built area of the village as
both developable parcels of the site are infill
betw een existing dw ellings. This gives the site
very limited sensitivity w ithin the landscape.
There are no notable heritage, biodiversity or
flood risk constraints at the site.
Although the settlement has a very limited
service offer there is good access to nearby
higher tier service centres via several daily bus
services to Hereford (35 mins) and Monmouth

·

(20 mins) w hich offer a broad range of
services, facilities and employment.
Llancloudy does not have an identified
settlement boundary though as this is a policy
choice not an environmental constraint this
could be addressed through the
Neighbourhood Plan.

Figure 1. The drivew ay/access track running betw een the tw o separate parts of the site w ith the openings for
access to existing dw ellings visible at the right of the image.

Site Assessment Proforma
General information
Site Reference / name

Site 19

Site Address (or brief description
of broad location)

Land adjacent to The Row lands, Llancloudy (w est)

Site Description

Western part of an open pastoral field on the edge of the settlement

Current use

Grazing

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.35ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

n/a

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

ü

Outside

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site is adjacent to the
existing built area of the
settlement, though there is
no settlement boundary. The
local landform is undulating
w hich gives rise to some
oversight from surrounding
parts of the landscape.
Notably, the site is on a
slight gradient w hich gives it
some exposure to traffic
approaching Llancloudy from
the north along the A466 and
to view s in from Park Road
to the east. Although there
are existing dw ellings next to
the site they have a low
profile as bungalow s or
chalet-style homes. There
could be potential to
minimise the effect of new
development on the
landscape setting of the site
if it w ere to reflect this
precedent.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)
No loss
Som e loss

The site has potential to be
underlain by high quality
agricultural land as the
national dataset indicates the
site is on either Grade 3 or
Grade 2 land. This gives it
potential to be ‘best and
most versatile’ land.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity.

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Bus Stop

<400m
400-800m
>800m

Prim ary School

<400m
400-800m
>800m

Secondary School

<1600m
1600-3900m
>3900m

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Observations and com m ents

Served several times a day by buses
betw een Hereford and Monmouth.

Nearest secondary schools are at Rosson-Wye and Monmouth

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Good access to the rural Public Right of
Way netw ork though this does not offer
direct access to higher tier service centres.

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

No notable potential to support biodiversity on the
site itself though it is bounded by mature
hedgerow s. This could likely be largely retained
through the development process.

No

Comments

ü

ü

Characteristics
Characteristics w hich m ay
affect developm ent on the site:

Topography:
Flat/ plateau/ steep gradient

Com m ents

Yes/No
Although the gradient of the site is gentle it does have the effect of
increasing the visibility to traffic approaching from the north and this
could amplify the visual impact of new development.

Scale and nature of
developm ent would be large
enough to

Yes/No

significantly change size and
character of settlement
Other (provide details)
The site is rural in character but is also under some influence from
neighbouring development along the road w hich serves the site. In the
context of the village of Llancloudy, w hich itself has a largely rural
character, it is considered that limited development at the site could
potentially reflect that rural character through appropriate design, layout
and landscaping.

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)
This site has m inor constraints
The site has significant constraints
The site is unsuitable for developm ent / no evidence of availability (‘reject’)

ü

Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

10

The site could potentially be suitable in principle for
allocation on the basis that:
·

·

·

·

·

There is a very limited service offer at
Llancloudy but there is reasonably simple
access to higher tier services centres via the
A466, including by public transport.
The site is rural in character though is also
influenced by existing adjacent development.
There could be potential for limited
development at the site to function as an
extension of this existing built area w ith
minimal impact on the settlement’s w ider
landscape setting and character.
The site has potential to be underlain by ‘best
and most versatile’ agricultural land. Detailed
studies may be necessary to establish the
quality of the land at the site itself.
The landform of the site means there is some
potential to impact on the character of the
approach to village along the A466 from the
north. It is considered that this could be
mitigated through matters of design, layout and
landscaping.
There are no notable heritage, biodiversity or
flood risk constraints at the site.

Figure 1. A view of the existing site entrance from the adjacent lane.

Figure 2. Facing south w est from the site entrance tow ards existing development in the village.

Site Assessment Proforma
General information
Site Reference / name

Site 21

Site Address (or brief description
of broad location)

Land at The Homestead, Three Ashes (central)

Site Description

North eastern corner of a large open agricultural field.

Current use

Agriculture

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.28ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

n/a

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

Outside

ü

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Im portance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site has pronounced and
significant sensitivity w ithin
the landscape as it lies on a
ridge of high ground w ith
sw eeping view s across the
open countryside both to the
north and the south. View s
are extensive and attractive
and there are no notable
features to interrupt
sightlines into the site from
almost any direction.
Development w ould have
potential to be highly visible
and w ould likely be out of
context w ith the open and
rural character of the site
and the site’s w ider
landscape setting. It is noted
that the presence of the busy
B4521 has a degree of
impact on the rurality of the
site itself and means that the
location does not have a
remote and tranquil
character. How ever, the
sw eeping and very rural

view s are considered to
firmly establish that Site 21 is
predominantly rural in
character and its openness
and its exposure in the
landscape is central to this
regardless of the presence of
the B4521.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)
No loss
Som e loss

The site is in productive
agricultural use and appears
to be w ithin an area of either
Grade 2 or even Grade 1
agricultural land, considered
to be ‘best and most
versatile’ (BMV). There is a
presumption against the loss
of BMV land in the NPPF.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Bus Stop

<400m
400-800m
>800m

Prim ary School

<400m
400-800m
>800m

Secondary School

<1600m
1600-3900m
>3900m

Observations and com m ents

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

Characteristics

The site is part of a large open field and is
considered to have no notable potential to support
biodiversity.

No

ü

ü

Comments

Characteristics w hich m ay
affect developm ent on the site:

Com m ents

Topography:
Flat/ plateau/ steep gradient

Yes/No
The site itself is not steep but it is situated at the crest of a ridgeline
giving it clear and extended view s to the north and the south.

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No
Three Ashes is a dispersed settlement w hich has limited impact on the
w ider setting and character of the landscape. Development at the site
w ould introduce additional density to the settlement w hich is currently
characterised by its very low density and large open gaps betw een
clusters of dw ellings.

Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

This site has m inor constraints
The site has significant constraints

ü

The site is unsuitable for developm ent / no evidence of availability (‘reject’)

ü

Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

8

The site is notably unsuitable for allocation and is
constrained in a number of respects, chiefly:
·

·

·

The site has significant sensitivity w ithin the
landscape w ith its location on a ridgeline
supporting sw eeping view s both north and
south over the unspoilt rural landscape.
The site is considered to be an unsustainable
location for grow th given its absence of any
services, lack of public transport, distance to
services and facilities and likely car
dependency.
The national Agricultural Land Classification
dataset indicates that the site is underlain by
high quality land, of either Grade 2 or Grade 1.
This means that development at the site w ould
necessarily result in the loss of ‘best and most
versatile’ agricultural land.

Figure 1. Looking north over Site 21 w ith the drivew ay to The Homestead visible on the left of the image. The
open and rural character of the site is evident from the uninterrupted rural view s.

Site Assessment Proforma
General information
Site Reference / name

Site 22

Site Address (or brief description
of broad location)

Land at The Homestead, Three Ashes (east)

Site Description

Paddock or small field

Current use

Agriculture

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.28ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

n/a

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

Outside

ü

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site has sensitivity w ithin
the landscape as it lies on a
ridge of high ground w ith
sw eeping view s across the
open countryside both to the
north and the south. View s
are extensive though the site
is also under the influence of
the dw elling at The
Homestead adjacent to the
east w hich limits its
landscape exposure in this
direction. Additionally, a row
of trees along the drivew ay
of the property provide a
degree of screening to the
w est. Nevertheless,
development w ould have
potential to be highly visible
in the site’s w ider landscape
setting. It is noted that the
presence of the busy B4521
has a degree of impact on
the rurality of the site itself
and means that the location
does not have a remote and
tranquil character. How ever,

the sw eeping and very rural
view s are considered to
firmly establish that Site 22 is
predominantly rural in
character and its openness
and its exposure in the
landscape is central to this
regardless of the presence of
the B4521 and the adjacent
dw elling.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)
No loss
Som e loss

The site is in not currently in
arable use though it appears
to be w ithin an area of either
Grade 2 or even Grade 1
agricultural land, considered
to be ‘best and most
versatile’ (BMV). There is a
presumption against the loss
of BMV land in the NPPF.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Bus Stop

<400m
400-800m
>800m

Prim ary School

<400m
400-800m
>800m

Secondary School

<1600m
1600-3900m
>3900m

Observations and com m ents

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

Characteristics

The site is an open field and is considered to have
no notable potential to support biodiversity.

No

ü

ü

Comments

Characteristics w hich m ay
affect developm ent on the site:

Com m ents

Topography:
Flat/ plateau/ steep gradient

Yes/No
The site itself is not steep but it is situated at the crest of a ridgeline
giving it clear and extended view s to the north and the south.

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No
Three Ashes is a dispersed settlement w hich has limited impact on the
w ider setting and character of the landscape. Development at the site
w ould introduce additional density to the settlement w hich is currently
characterised by its very low density and large open gaps betw een
clusters of dw ellings.

Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

This site has m inor constraints
The site has significant constraints

ü

The site is unsuitable for developm ent / no evidence of availability (‘reject’)

ü

Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.
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The site is notably unsuitable for allocation and is
constrained in a number of respects, chiefly:
·

·

·

The site has notable sensitivity w ithin the
landscape w ith its location on a ridgeline
supporting sw eeping view s both north and
south over the unspoilt rural landscape.
The site is considered to be an unsustainable
location for grow th given its absence of any
services, lack of public transport, distance to
services and facilities and likely car
dependency.
The national Agricultural Land Classification
dataset indicates that the site is underlain by
high quality land, of either Grade 2 or Grade 1.
This means that development at the site w ould
necessarily result in the loss of ‘best and most
versatile’ agricultural land.

Figure 1. Looking south over Site 22 w ith the tree-lined drivew ay at the right of the image.

Site Assessment Proforma
General information
Site Reference / name

Site 23

Site Address (or brief description
of broad location)

Land at The Homestead, Three Ashes (w est)

Site Description

North w estern corner of a large open agricultural field.

Current use

Agriculture

Proposed use (in Neighbourhood
Plan)

Residential

Gross area (Ha)
Total area of the site in hectares

0.28ha

SHLAA site reference (if
applicable)
Method of site identification (e.g.
proposed by NP group/
SHLAA/Call for Sites etc)

Neighbourhood Plan call for sites

Is the site being actively
prom oted for development by a
landow ner/developer/agent? If
so, provide details here (land
use/amount)

Context
Is the site:
Greenfield: land (farmland, or open space)
that has not previously been developed

Greenfield

Brow nfield: Previously developed land w hich
is or w as occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What w as the
outcome? Does the site have an extant
planning permission?

Brownfield

Mixture

Unknown

ü

n/a

1.0. Suitability
Suitability
Is the site:
Within the existing built up area
Adjacent to and connected w ith the
existing built up area

Within

Adjacent

Outside

ü

Unknown

-

Outside the existing built up area

Does the site have suitable access or could a
suitable access be provided? (Y/N)
(provide details of any constraints)

Yes
No

Is the site allocated for a particular use (e.g.
housing/em ployment/open space) in the
adopted and/ or em erging Local Plan? (Y/N/)
(provide details)

Yes
No

Environmental Considerations
Questions

Assessment
guidelines

Observations and
com m ents

Is the site w ithin or adjacent to the follow ing
policy or environm ental designations:
·
·
·
·

·
·
·
·

Green Belt
Area of Outstanding Natural Beauty
(AONB)
National Park
European designated nature
conservation site (i.e. Special Area of
Conservation or Special Protection
Area)
SSSI Im pact Risk Zone
Site of Im portance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Yes
Adjacent/nearby
No

Landscape and tow nscape
Is the site low , m edium or high sensitivity in
term s of landscape character?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
tow nscape character is poor quality, existing
features could be retained.
Medium sensitivity: development of the site w ould
lead to a moderate impact on landscape or
tow nscape character due to visibility from
surrounding locations and/or impacts on the
character of the location.
High sensitivity: development w ould be w ithin an
area of high quality landscape or tow nscape
character, and/or w ould significantly detract from
local character. Development w ould lead to the loss
of important features of local distinctivenessw ithout the possibility of mitigation.

Low sensitivity to
developm ent
Medium sensitivity to
developm ent
High sensitivity to
developm ent

The site has pronounced and
significant sensitivity w ithin
the landscape as it lies on a
ridge of high ground w ith
sw eeping view s across the
open countryside both to the
north and the south. View s
are extensive and attractive
and there are no notable
features to interrupt
sightlines into the site from
almost any direction.
Development w ould have
potential to be highly visible
and w ould likely be out of
context w ith the open and
rural character of the site
and the site’s w ider
landscape setting. It is noted
that the presence of the busy
B4521 has a degree of
impact on the rurality of the
site itself and means that the
location does not have a
remote and tranquil
character. How ever, the
sw eeping and very rural

view s are considered to
firmly establish that Site 23 is
predominantly rural in
character and its openness
and its exposure in the
landscape is central to this
regardless of the presence of
the B4521.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grade 1,2 or 3a)
No loss
Som e loss

The site is in productive
agricultural use and appears
to be w ithin an area of either
Grade 2 or even Grade 1
agricultural land, considered
to be ‘best and most
versatile’ (BMV). There is a
presumption against the loss
of BMV land in the NPPF.

Heritage considerations

Question
Is the site w ithin or adjacent to one
or m ore of the follow ing heritage
designations or assets?
·
·
·
·
·
·
·

Conservation area
Scheduled m onum ent
Registered Park and Garden
Registered Battlefield
Listed building
Know n archaeology
Locally listed building

Assessment
guidelines

Comments
No heritage sensitivity

Directly impact and/or
m itigation not possible
Som e im pact, and/or
m itigation possible
Lim ited or no im pact
or no requirement for
m itigation

Community facilities and services
What is the distance to the
follow ing facilities (m easured
from the edge of the site)

Distance
(m etres)

Tow n / local centre / shop

<400m
400-800m
>800m

Bus Stop

<400m
400-800m
>800m

Prim ary School

<400m
400-800m
>800m

Secondary School

<1600m
1600-3900m
>3900m

Observations and com m ents

Open Space / recreation
facilities

<400m
400-800m
>800m

GP / Hospital / Pharm acy

<400m
400-800m
>800m

Cycle route

<400m
400-800m
>800m

Footpath

<400m
400-800m
>800m

Key em ploym ent site

<400m
400-800m
>800m

Other key considerations
Are there any know n Tree
Preservation Orders on the
site?

Several
Few
None
Unknow n

Would developm ent lead to the
loss of key biodiversity
habitats w ith the potential to
support protected species,
such as, for exam ple, m ature
trees, w oodland, hedgerows
and w aterbodies?

High/m edium /Low/
Unknow n

Public Right of Way

Yes/No

Existing social or com m unity
value (provide details)

Yes/No

Is the site likely to be affected
by any of the following?

Yes

Ground Contam ination
(Y/N/Unknow n)

ü

Significant infrastructure
crossing the site i.e. pow er
lines/ pipe lines, or in close
proxim ity to hazardous
installations

Characteristics

The site is part of a large open field and is
considered to have no notable potential to support
biodiversity.

No

ü

ü

Comments

Characteristics w hich m ay
affect developm ent on the site:

Com m ents

Topography:
Flat/ plateau/ steep gradient

Yes/No
The site itself is not steep but it is situated at the crest of a ridgeline
giving it clear and extended view s to the north and the south.

Scale and nature of
developm ent would be large
enough to
significantly change size and
character of settlement

Yes/No
Three Ashes is a dispersed settlement w hich has limited impact on the
w ider setting and character of the landscape. Development at the site
w ould introduce additional density to the settlement w hich is currently
characterised by its very low density and large open gaps betw een
clusters of dw ellings.

Other (provide details)

3.0. Availability
Availability
Yes
Is the site available for sale
or developm ent (if known)?
Please provide supporting
evidence.

No

Com m ents
Yes on the basis of being nominated
through the Neighbourhood Plan call for
sites process.

ü

Are there any know n legal
or ow nership problems
such as unresolved
m ultiple ow nerships,
ransom strips, tenancies,
or operational requirements
of landow ners?

ü

0-5 years
Is there a know n tim e frame
for availability? 0-5 /6-10 /
11-15 years.

ü

Any other com m ents?

4.0. Summary
Conclusions
Please tick a box
The site is suitable and available for developm ent (‘accept’)

This site has m inor constraints
The site has significant constraints

ü

The site is unsuitable for developm ent / no evidence of availability (‘reject’)

ü

Potential housing developm ent capacity
(estim ated as a developm ent of 30 hom es per
Ha):
Key evidence (3-4 bullet points) to explain w hy
site has been accepted or rejected as
suitable/available or unsuitable/unavailable.

8

The site is notably unsuitable for allocation and is
constrained in a number of respects, chiefly:
·

·

·

The site has significant sensitivity w ithin the
landscape w ith its location on a ridgeline
supporting sw eeping view s both north and
south over the unspoilt rural landscape.
The site is considered to be an unsustainable
location for grow th given its absence of any
services, lack of public transport, distance to
services and facilities and likely car
dependency.
The national Agricultural Land Classification
dataset indicates that the site is underlain by
high quality land, of either Grade 2 or Grade 1.
This means that development at the site w ould
necessarily result in the loss of ‘best and most
versatile’ agricultural land.

Figure 1. Facing south east across Site 23, w ith Site 21 adjacent along the field boundary, though no internal
boundary features denote the sites.

