Madley Neighbourhood Development Plan

Housing site selection report

DJN Planning Limited
October 2018
For Madley Parish Council

CONTENTS

1

Introduction

1

2

Housing requirement

2

Herefordshire Local Plan Core Strategy
Housing delivery

2
2

Housing site assessment work to date

4

Parish and settlement context
Strategic Housing Land Availability Assessment 2015
Call for Sites 2017

4
5
5

Housing site selection

8

3

4

5

Approach to site selection
Site 1, Land north of Archenfield
Site 2, Land west of Archenfield
Site 3, Land south of Archenfield
Site 4, Land west of Brampton Road
Site 5, Land east of Brampton Road
Recommendations

8
9
11
14
16
17
19

Housing delivery

21

Windfalls
Options for public consultation
Madley village settlement boundary

21
22
23

Appendix 1: Housing completions and commitments
Appendix 2: 2012 SHLAA map for Madley

27
28

1.

Introduction

1.1

Madley Parish Council is preparing a Neighbourhood Development Plan (NDP). A
Neighbourhood Area was designated in April 2015. Since then, much preliminary work has
been carried out to gather evidence and seek views on issues and options.1

1.2

A significant issue for the NDP is making provision for new housing. The NDP has to show how
it can meet the housing growth target set by Herefordshire Council’s (HC) Local Plan Core
Strategy.

1.3

A “Call for Sites” was undertaken in early 2017 to identify land which may be both suitable
and available for new housing development. Ten sites were submitted in response. These
were professionally reviewed in an Assessment Report (April 2017). This concludes that five
sites should go forward for further consideration and that there should be public consultation
prior to a decision on which site(s) to include in the draft NDP.2

1.4

This report provides:

1.5

•

an updated position statement on the progress already made in delivering housing
(section 2);

•

a review of the housing land availability and site assessment work carried out (section
3);

•

for each of the five sites, a consideration of boundaries, planning issues and constraints,
and dwelling capacities, leading to recommendations for site selection (section 4); and

•

housing site and settlement boundary options for Madley village for public consultation
(section 5).

The report has been independently prepared for the Parish Council by Dr. D.J. Nicholson
MRTPI.

1

Planning Policy Assessment and Review of Evidence Base, August 2016 and Issues and Options consultation,
October 2016, both Kirkwells. The Madley Parish Plan of January 2013 also provides useful background
information.
2
Call for Sites Assessment Report, April 2017, Kirkwells.
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2.

Housing requirement

Herefordshire Local Plan Core Strategy (LPCS)
2.1

The Madley Neighbourhood Area is in the Hereford Housing Market Area, where the LPCS is
seeking a minimum housing growth of 18% between 2011 and 2031.3 This equates to 89 new
dwellings for the Neighbourhood Area. The LPCS targets are minimum requirements, so there
can be no upper limit or cap on new housing. However, the NDP only has to meet the
minimum requirement to satisfy the strategic policy.

2.2

The LPCS is seeking sustainable housing growth in or adjacent to villages, to enable
development that can bolster existing service provision, improve facilities and infrastructure
and meet the needs of the communities concerned. It is also concerned to avoid
unsustainable patterns of development and new isolated homes in the countryside, in line
with national planning policy.4

2.3

To this end, the LPCS identifies a number of rural settlements across the County which are to
be the “main focus” of proportionate housing development. The amount of new housing in
these settlements is to be informed by the minimum growth target for the relevant Housing
Market Area. The expectation is that in the identified settlements the NDP “will allocate land
for new housing or otherwise demonstrate delivery to provide levels of housing to meet the
various targets, by indicating levels of suitable and available capacity”.5 Madley is one such
settlement.6 For clarity, this designation refers to the village and not to the wider
parish/Neighbourhood Area.

2.4

The LPCS also requires the NDP to provide “settlement boundaries (or a reasonable
alternative)” for Madley village, to define its main built form.7 The settlement boundary will
serve to define the planned extent of the village. Land outside the boundary is regarded as
being in the countryside, where new housing is restricted in accord with national planning
policy requirements and LPCS policy RA3.

Housing delivery
2.5

Progress has already been made towards meeting the housing growth target. Some 12 new
houses have been built since 2011. Others have been granted planning permission (these are
known as “commitments”). After deducting such completions and commitments, there is a
remaining requirement for at least 33 dwellings up to 2031 (Table 1).

2.6

Table 1 is based on housing completion and commitment data provided by Herefordshire
Council as at 1 April 2017. This has been cross-checked against the Council’s online planning

3

LPCS, policy RA1.
LPCS, para. 4.8.23 and National Planning Policy Framework para. 79.
5
Ibid.
6
LPCS, policy RA2 and Figure 4.14.
7
LPCS, para. 4.8.23.
4
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application information to update the position as at 1 April 2018. The details of the sites and
planning permissions involved may be seen at Appendix 1.
% growth in LPCS

Number of new
houses required
to 2031
(minimum)

Housing
completions
2011- 2018
(net)

Housing
commitments as
at 1 April 2018
(net)

Housing
remaining to be
delivered

18%

89

12

44

33

Table 1: Housing requirement, Madley Neighbourhood Area, 2011-2031
2.7

The majority of the housing commitments are accounted for by land adjacent to Faraday
House, Madley, in the form of two phases as follows:
•

•

Local Planning Authority (LPA) ref. P150897/O: the first phase was granted outline
planning permission in July 2015 for the erection of 10 cottages on land which was
allocated for housing in the former Herefordshire Unitary Development Plan (UDP). An
application for approval of all the reserved matters is awaiting determination at the
time of writing (ref. 181921).
LPA ref. P152036/O: the second phase was granted outline planning permission in
August 2016 for the erection of 27 dwellings including affordable housing. This site lies
immediately to the north of that permitted under 150897 above. It is outside the
Madley settlement boundary as identified in the former UDP.

2.8

In the period up to 2031, it is likely that new dwellings will continue to come forward as
planning applications in the village (guided by NDP policies) or in the surrounding countryside
in line with LPCS policy RA3. These are known as “windfalls”.8 An allowance may be made for
such expected windfalls in calculating the overall housing delivery position up to 2031. An
assessment of the potential windfall supply is made in section 5.

2.9

Finally, the National Planning Policy Framework indicates that neighbourhood planning groups
should consider the opportunities for allocating small and medium-sized sites (no larger than
one hectare) suitable for housing in their areas.9 Several of the sites considered in this report
are smaller than one hectare and this policy guidance has therefore been met.

8
9

Sites not specifically identified in the NDP.
National Planning Policy Framework, paragraph 69.
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3.

Housing site assessment work to date

Parish and settlement context
3.1

The Madley Neighbourhood Area is a predominantly rural area to the south-west of Hereford
(Plan 1). The village of Madley has grown up at a crossroads and is the focus of local services
with a primary school, parish church, and public house. Communications are mainly via
Clehonger to Hereford via the B4352, B4349 and the A465. There is also a crossing of the
River Wye at Bridge Sollars to the north, outside the Neighbourhood Area, which links to the
A438.

3.2

There are smaller hamlets and clusters of development outside the village including at Canon
Bridge, Lulham, Cublington, Shenmore, Parkway and Brampton. These fall within the
countryside for planning purposes. As such they are not candidate settlements for receiving
housing growth on a planned basis through the Neighbourhood Development Plan.
Nonetheless, new dwellings may still arise in accord with LPCS policy RA3, for instance as barn
conversions, and these will count towards meeting the minimum housing requirement.

Plan 1: Madley Neighbourhood Area and parish boundaries
© Crown copyright and database rights (2016) Ordnance Survey (0100057918). Not to scale.
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Strategic housing land availability assessment (SHLAA) 2015
3.3

The SHLAA is a County-wide assessment of the potential availability of land for housing. The
latest SHLAA 2015 Rural Report focuses on the rural settlements of Herefordshire and is
intended to support the LPCS and emerging Neighbourhood Development Plans.10

3.4

Madley was assessed in the 2015 Report and in an earlier round of assessment in 2012. The
2015 SHLAA map for Madley is shown below. The 2012 SHLAA map is at Appendix 2.

Plan 2: Madley 2015 SHLAA
3.5

Plan 2 shows that there are a number of sites deemed to have medium suitability and one
which was seen as of high suitability. This is HLAA/435/002 to the south-west of the village.
Although the site as a whole was considered to be of excessive size, as it would extend the
built form of the village too far into the countryside, development of the northern section only
was seen as acceptable (for 35 dwellings). It is considered further below as site 3.

Call for Sites 2017
3.6

10

The Call for Sites Assessment Report details the methodologies used in the Call for Sites and
the subsequent site assessments. The Call for Sites provided a demonstrably transparent,
consistent and equitable process to register and confirm sites for consideration. Notices were

https://www.herefordshire.gov.uk/media/3821672/shlaa_rural_report_nov_2015.pdf
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placed in the Hereford Times, local publication “Tracking the News”, notice boards, the village
shop and the Parish Council website. A site submission form was available to download or
from the parish clerk. The closing date was 3 March 2017.
3.7

Ten sites were put forward in response to the Call for Sites. The sites were assessed using a
standard form which was developed by the consultants Kirkwells in consultation with the
Steering Group. The site assessment form is comprehensive and covers the full range of
planning issues. The involvement of the Steering Group will have given an opportunity for
local factors to have been incorporated.

3.8

The assessment led to five sites being discounted, mainly because they were too remote from
the village and fell within open countryside. Five sites were identified for further
consideration (Plan 3):
•
•
•
•
•

3.9

Site 1, Land north of Archenfield (5.14 hectares)
Site 2, Land west of Archenfield (2.08 hectares)
Site 3, Land south of Archenfield (3.54 hectares)
Site 4, Land west of Brampton Road (0.87 hectares)
Site 5, Land east of Brampton Road (0.95 hectares)

The recommendation was that more appropriate site boundaries should be considered for the
larger sites. The capacity of the various sites (i.e. how many dwellings could be delivered on
each) should be addressed at this time. It was also recommended that consultation on the
agreed sites should be undertaken with the local community to inform a decision on which
should be included as allocations in the Neighbourhood Development Plan.

3.10 The Steering Group held a public meeting on 19 June 2018 to review the five sites and gather
feedback on site boundaries, favoured options and the implications for the Madley village
settlement boundary (this meeting is referred to hereafter as the community assessment).
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Plan 3: Sites for further consideration
© Crown copyright and database rights (2016) Ordnance Survey (0100057918). Not to scale.
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4.

Housing site selection

Approach to site selection
4.1

This chapter provides a consolidated assessment of each of the five sites, informed by the
work undertaken to date. Recommendations are provided as to which of the sites should go
forward to public consultation.

4.2

For each site, a summary table is provided which draws together the results and findings of
the previous assessments. The entries for the community assessment have been compiled
from information provided by the Steering Group.

4.3

The consolidated assessments provide an estimate of potential dwelling capacity. This follows
the two-stage approach used in the 2015 SHLAA:
•

First, an indicative net developable area for the site is calculated. The net developable
area is the land available for development once other necessary land uses such as road
access and open space have been taken into account. The relationship between the
overall site (gross area) to the residual land (net developable area) is the gross to net
ratio, expressed as a percentage. The following gross to net ratios have been used:11
o
o

•

4.4

•
•
•

11
12

A density is then applied to the net developable area. The SHLAA uses a range of 20-30
dwellings per hectare for assessing rural site capacity. This gives a high and low
estimate of capacity which is helpful when considering how policy requirements may
affect the amount of housing built on the site. In assessing overall housing delivery
options in section 5, a midpoint figure is used as an estimate of potential capacity.

All the sites:
•
•

4.5

Sites up to 1 hectare: 100%
Sites above 1 hectare: 90%

are known to be available, with a willing landowner (Duchy of Cornwall)
have a reasonable level of access to public transport with regular bus services along the
B4352 and Brampton Road
comprise grade 2 agricultural land
are in Flood Zone 1 (low probability of flooding)
are in or adjacent to Madley village.

In respect of foul drainage, development would be expected to connect to the public
sewerage network. There is available headroom at Welsh Water’s Kingstone and Madley
Waste Water Treatment Works.12 Surface water run-off rates from new developed areas

HC SHLAA Rural Report 2015 table 1, p.13.
Ibid., Appendix 2.
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would be balanced to the greenfield rate or betterment achieved, to ensure no increase in
flood risk to third parties.
Site 1, Land north of Archenfield
4.6

Site 1 as submitted to the Call for Sites extends north of the B4352, wrapping eastwards to the
rear of existing housing. The original site has been significantly reduced in extent following
the community assessment and two smaller sites identified for further consideration (Plan 4):
•

•

Site 1A is 2.7 hectares of arable on the western edge of Madley. A local watercourse
runs on the eastern boundary beyond which is housing at Tinglebrook Close. Open
countryside lies to the north and west. A public right of way runs along the western
boundary. The intention would be that around 1.6 hectares (gross) of the site would be
developed for housing, with the remainder used as open space.
Site 1B is a smaller and “housing only” version of site 1A, comprising 1.6 hectares
extending from the B4352 to align with the northern extent of Tinglebrook Close.

Plan 4: Sites 1A and 1B
© Crown copyright and database rights (2016) Ordnance Survey (0100057918). Not to scale.
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Document
2015 SHLAA (site ref
O/Mad/005) – see
Plan 2. [equates to site
1A]

Assessment summary
The site is open in nature and consequently landscaping would be required
to create a suitable boundary for development. Development here would
change the character of village gateway and extend built form too far into
good quality open countryside if the whole site was developed. The
established hedgerow would need to accommodate an acceptable access.
Improvements to pedestrian access required. There could be scope for
small development in the southern site section.

Call for Sites
Assessment Report
2017

Although the site has access to some infrastructure and potential access
from an adopted highway, and is adjacent to the built form of the village, it
is very visible from the road. Its development would extend the built form
of the village into the open countryside to the north and west. There would
be no impact on features (built or natural) of importance but its
development could result in the loss of some hedgerows which bound the
site. There are important views across the site to the open countryside and
hills to the north and west and further development in this location could
impact on these open views.
The site relates reasonably well to the existing built form of the parish and
is close to the centre of Madley.
Final Assessment – Development of the site in its entirety would be
inappropriate as this would extend the existing built form of the settlement
into the attractive open countryside to the north and west of the village. It
would be very visible from the road and impact on one of the gateways into
the village. However, there may be scope for some limited development in
the eastern part of the site if access can be gained.

Community
Assessment 2018

• Site too large to be used as a whole.
• Reduced site would relate well to existing built form.
• Good potential for green space provision whilst still achieving adequate
developable area.
• Direct and good access to main road.
• Potential to connect to existing footpaths on main road giving good access
to village services and amenities.
• Potential to provide bus stop within scheme.
• Phased development may be appropriate.

Table 2: Summary of previous assessments for Site 1.
4.7

Vehicular access would be direct from the B4352, to which there is a 125m frontage within the
30mph speed limit. Hedgerow removal will be required to create a vehicular access and to
provide for visibility splays. The hedgerow could be translocated to the rear of splays or new
planting provided. Pedestrian connectivity to village amenities is reasonable. There is no
footway on the north side of the main road so a crossing point would need to be provided to
make use of the footways/service roads on the south side. By this route it is 526m from the
village crossroads to the nearest point of the site.
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4.8

The sites lie in open countryside with no adjoining development save for Tinglebrook Close.
Site 1A in particular would extend the built form of the settlement into open countryside and
is significantly less well-related to the settlement character than site 1B. Site levels fall gently
to the east and the watercourse. This has some associated tree planting, particularly in the
south, which would offer a useful buffer between the new and existing housing.

4.9

Both sites entail the creation of a new village edge on their boundaries with open countryside
to the west, north and east. These will need to be established through significant planting, as
part of an overall landscaping scheme. This should include native species hedgerow and
hedgerow trees to include oak, and be of suitable width to allow for future tree/hedgerow
spreads and enable a wildlife corridor function.

4.10 There are no other significant planning constraints.
4.11 The land to be made available for housing is the same for both sites, with the capacity
calculated as follows:
•
•
•

Gross site area for housing: 1.6 hectares
Net developable area (90% of gross): 1.44 ha
Capacity range and (midpoint): 29 – 43 dwellings (36)

4.12 This would enable some affordable housing (13 units at 35%).
Site 2, Land west of Archenfield
4.13 Site 2 comprises 2.08 hectares of arable farmland on the western edge of Madley, between
the village edge and built development at Forty Farm and Madley Plants. Following
community assessment, an additional option has been identified in the form of the northern
part of the site. This is referred to as Site 2A and comprises approximately 0.88 hectares.
Both sites are shown on Plan 5.
4.14 Vehicular access to the sites would be direct from the B4352. The 110m site frontage is within
the 30mph speed limit. Hedgerow removal will be required to create a site access and to
provide for visibility splays. The hedgerow could be translocated to the rear of splays or new
planting provided. Pedestrian connectivity to village amenities is good. It is some 550m from
the village crossroads along the main road to the nearest point of the sites. This route is unlit,
but is able to make use of footways and quiet service roads on the south (i.e. site) side of the
main road, and passes the primary school (440m from the sites).
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Plan 5: Sites 2 and 2A
© Crown copyright and database rights (2016) Ordnance Survey (0100057918). Not to scale.

Document
2012 SHLAA (site ref
O/Mad/001) – see
Appendix 1.

Summary of assessments
Contained site with mature boundaries. Well established hedgerow would
need severe cutting back or even removal to accommodate access and
visibility splays. Improvements to pedestrian access required.

Call for Sites
Assessment Report
2017

Part of the site relates well to the existing built form of the village and it
has access to some infrastructure and an adopted highway. It is reasonably
close to the centre of the village. There would be no impact on features
(built or natural) of importance although its development could result in
the loss of some trees.
Final Assessment – Limited development of the site would be appropriate
although it would extend that built form of the village further west. It is on
a gateway into the village and the design of any new development would
need to be of a very high quality and ensure integration into the village
built form.

Community
Assessment 2018

• Site development in part would fit well into main existing built form.
• Direct and good access to main road.
• Potential to connect to existing footpaths on main road giving good
access to village services and amenities.
• Potential to provide bus stop within scheme.

Table 3: Summary of previous assessments for Site 2.
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4.15 Both sites are well-contained in the landscape by virtue of the topography and mature
hedgerows. Site levels fall gently to the local watercourse in the south. This is marked by a
wooded corridor which offers a strong visual boundary, particularly for views from existing
housing and open space to the south. The corridor includes a public right of way (Madley
footpath 52) and this has the potential to offer an additional traffic-free route to the eastern
side of the village including the Recreation Ground. There is scope to enhance the landscape
and connectivity roles of the wooded corridor, for instance by additional planting. This is a
notable opportunity offered by site 2.
4.16 If site 2A was to be brought forward, consideration should be given as to whether the
remaining part of the field would be viable for agricultural purposes. The southern boundary
to site 2A will need to be established through significant planting (see similar comments on
sites 1A and 1B).
4.17 The amenity of adjoining dwellings (Harp Meadow, Inglewood, Meadowside) will need to be
considered as part of the overall scheme design. There are established trees and other
planting on the relevant boundaries which could be consolidated as part of the landscaping
scheme for the site.
4.18 There are no other significant planning constraints.
4.19 The capacity of site 2 is calculated as:
•
•
•

Gross site area: 2.08 hectares
Net developable area (90% of gross): 1.87 ha
Capacity range and (midpoint): 37 – 56 dwellings (47)

4.20 The capacity of site 2A is calculated as:
•
•
•

Gross site area: 0.88 hectares
Net developable area (100% of gross): 0.88 hectares
Capacity range and (midpoint): 18 – 26 dwellings (22 dwellings).

4.21 Both sites would deliver some affordable housing (16 and 8 units respectively using the
midpoint capacity).
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Site 3, Land south of Archenfield
4.22 Site 3 comprises 3.54 hectares of arable farmland abutting the south-western edge of the
village adjacent to areas of housing and open space. The site includes local feature Madley
Moat in the south. Grade II listed Forty Cottage lies adjacent to the west.
4.23 The site boundaries remain as shown on Plan 3. However, the previous assessments have
both recommended reducing the site to the northern portion only, with the SHLAA suggesting
a southern boundary aligned to that of adjacent housing at Pennyplock.
Document
2015 SHLAA (site ref
HLAA/435/002) – see
Plan 2.

Summary of assessments
The whole site would extend far too much into open countryside therefore
development of the northern section only would be more acceptable and in
keeping with the village development. Therefore an access point in the
north eastern corner onto the adopted road would be the appropriate
choice.

Call for Sites
Assessment Report
2017

The site was assessed as both suitable and available, with no major policy
constraints and a willing landowner. However part of site does not relate
well to the existing built form of the village.
The site has access to some infrastructure and an adopted highway. It is
reasonably close to the village centre. The northern part of the site relates
reasonably well to the existing built form of the village but the southern
part of the site relates less well.
There could be a potential impact on the Grade II Listed Forty Cottage to
the west of the site and on Madley Moat and adjoining watercourse in the
south of the site. Its development could result in the limited loss of
trees/hedgerows and impact on views of the church tower.
Final Assessment – Development of the whole site would be inappropriate
as this would not relate well to the existing built form of the settlement and
impact on Madley Moat. However, there may be scope to develop the
northern part of the site.

Community
Assessment 2018

• Desire to protect Madley Moat in the NDP
• Access not considered suitable unless new access provided via site 2
• Development with site 2 would be disproportionate to requirements
and negatively impact on new residents.

Table 4: Summary of previous assessments for Site 3.
4.24 There are several options for vehicular (and pedestrian) access:
•

From its north-eastern corner the site could be served from the adopted Rosemary Lane
subject to any ransom strip issues. This appears to be the preferred means of vehicular
access in the SHLAA. Rosemary Lane runs through an established residential area and is
provided with footways. The capacity of the Rosemary Lane highway and junction with
Madley NDP · Housing site selection report · October 2018
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•

•

Brampton Road to accommodate additional traffic within standards would need to be
confirmed. There is no footway provision on Brampton Road (which would be a
pedestrian route from the site to the village centre). This is an issue of community
concern discussed further in the context of sites 4 and 5 below.
An alternative access is available along a Byway Open to All Traffic (BOAT) which runs
from the north-eastern point of the site to the B4352 through the Archenfield Estate.
This is a public right of way which may be used by all traffic.
In the west, the site abuts the single-track lane serving Forty Cottage and Forty Farm
from the B4352.

4.25 The community assessment does not support any of these options for vehicular access,
favouring instead a new access provided through a fully-developed site 2. This will not be
achievable if development of site 2 is limited to the northern portion (site 2A).
4.26 There is potential to connect to existing footpaths and rights of way. As an example, it is
approximately 410m from the village crossroads to the nearest point of the site via the BOAT
through Archenfield. There is also footpath access from this point to the Recreation Ground
open space.
4.27 The site is low-lying and well-contained within the landscape, with hedgerow boundaries and
a wooded corridor along a local watercourse to the north. If a reduced site was to be brought
forward, significant landscaping would be required at the resultant new village edge, as for
sites 1 and 2.
4.28 The listed Forty Cottage currently enjoys a secluded rural setting, with an isolated feel despite
the presence of the village nearby. This setting makes an important contribution to the
significance of the listed building. Development of the overall site would adversely impact on
the setting of the cottage and so lead to loss of significance. Developing the northern portion
only would considerably reduce the potential for harm, retaining the rural setting of the listed
building. It would also avoid development encroaching onto Madley Moat.
4.29 The capacity of site 3 is calculated as:
•
•
•

Gross site area: 3.54 hectares
Net developable area (90% of gross): 3.19 hectares
Capacity range and (midpoint): 64 – 96 dwellings (80 dwellings).

4.30 A smaller site, reduced as described above to take account of local features and respect the
setting of Forty Cottage, would have the following capacity:
•
•
•

Gross site area: 0.77 hectares
Net developable area (100% of gross): 0.77 hectares
Capacity range and (midpoint): 15 – 23 dwellings (19 dwellings).

4.31 Affordable housing would be delivered in both cases (28 and 7 units respectively).
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Site 4, Land west of Brampton Road
4.32 This is 0.87 hectares of grazing land with hedgerow boundaries on the southern outskirts of
Madley. The site has approximately 113m of frontage to the C1196 Brampton Road and is
situated between the grade II listed Methodist Chapel and Blenheim Farm. The site
boundaries are as shown on Plan 3.
Document
2012 SHLAA (site ref
O/Mad/003) – see
Appendix 1.

Summary of assessments
Development of the entire site would not be appropriate in this rural
location. Development would be better limited to several, very high-quality
dwellings fronting the road. Access is an issue.

Call for Sites
Assessment Report
2017

The site was assessed as both suitable and available, with no major policy
constraints, a reasonable relationship to the existing built form of the
settlement, and a willing landowner.
Development of the site would be contained by the existing built form of
the village and development at Blenheim Farm. It would not, therefore be
seen as extending the village further southwards than its current extent.
It has access to some infrastructure and an adopted highway but is
somewhat removed from the centre of the village. There would be no
impact on features of natural importance but development could
potentially affect the setting of the Grade II Methodist Church to the north
of the site. Its development could result in the loss of some trees.
Final Assessment – Development of the site would be appropriate as it
would, in part, be contained by the existing built form of the village and
would not result in a significant extension into the open countryside.

Community
Assessment 2018

• Concern over road infrastructure in terms of access to village facilities
• No viable possibilities for improvements for vehicular traffic,
pedestrians or cyclists

Table 5: Summary of previous assessments for Site 4.
4.33 There are two areas of concern. The first is the listed Methodist Church immediately to the
north. The site contributes to the rural, open setting of the Church and so to its significance.
The Church and the site have good inter-visibility being separated only by a small parking area
and a low post and wire fence. This open aspect is all the more important as there is existing
development opposite the road and immediately adjoining the Church to the north. The
impact on the setting arising from site development could be reduced to some degree by
restricting development to the south of the site.
4.34 The second area of concern raised by the community assessment is access to the site by
vehicles, pedestrians and cyclists. The site is within the village 30 mph speed limit. It is
approximately 610m from the village crossroads along Brampton Road to the nearest point of
the site. Brampton Road is an unlit adopted highway with no footways apart from limited
Madley NDP · Housing site selection report · October 2018
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sections opposite the village shop and at St. Mary’s Close and Sycamore Croft (where there is
estate street lighting). Various roadside features along Brampton Road such as walls and
hedging would appear to limit the practical options for achieving improvements to
connectivity. This constraint is marked around the Parish Church where the churchyard
boundary wall and roadside buildings mean pedestrians have perforce to venture into the
carriageway.
4.35 The site is regular with no physical constraints to development. However, if the site was to
brought forward in the NDP some loss of capacity would result from the need to retain open
land to protect the setting of the Methodist Church. To reflect this the capacity is calculated
using a reduced site area as follows:
•
•
•

Gross site area: 0.43 hectares
Net developable area (100% of gross): 0.43 hectares
Capacity range and (midpoint): 9 – 13 dwellings (11 dwellings).

4.36 This would enable some affordable housing (4 units).
Site 5: Land east of Brampton Road
4.37 Site 5 is 0.95 hectares used for grazing south of the Parish Church and north of modern
development in depth at Church Croft. The site has a 30m frontage to Brampton Road.
Residential development is underway immediately to the south of the site on land at the rear
of Lower House. The site boundaries are as shown on Plan 3.
Document
2012 SHLAA (site ref
O/Mad/004) – see
Appendix 1.

Summary of assessments
[The SHLAA site does not have frontage onto Brampton Road and is 0.79
hectare]
Access via Church Croft places limitations upon the number of dwellings
achievable. Public right of way traverses the site.

Call for Sites
Assessment Report
2017

The site was assessed as both suitable and available, with no major policy
constraints, a good relationship to the existing built form of the settlement,
and a willing landowner.
Development of the site would integrate reasonably well with the existing
built form of the village and is quite close to its centre. It would extend the
village no further eastwards than Church Croft to the south.
The site has access to some infrastructure and has potential access from an
adopted highway from a private road/track.
There would be no impact on features of natural but it will be important for
any new development to respect the setting of the Grade II Church
Farmhouse and attached cider house to the west of the site and the Grade
II Lower House to the south of the site.
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Its development could result in the loss of some trees and has the potential
to affect the views across the site from the private road to the church
tower.
Final Assessment – Development of the whole site would be appropriate as
this would relate well to the existing built form of the village. It is important
that its design takes into account the setting of nearby listed buildings and
views across the site to the church tower.
Community
Assessment 2018

• Concern over provision of vehicular access either direct to the adopted
highway or via Church Croft, an established residential area.
• No viable possibilities for improvements for pedestrians or cyclists
seeking to access village facilities via Brampton Road.

Table 6: Summary of previous assessments for Site 5.
4.38 Site 5 is well-related to the existing built form of the village, with adjoining development to
both north and south. The proposed eastern boundary aligns with that of Church Croft, so the
village would not be extended further into the countryside. It is within the 30mph speed limit
and situated some 170m from the centre of the village. Restrictions on Brampton Road for
vehicles, pedestrian and cyclists are as reviewed for site 4. However, the public right of way
which crosses the site then runs west through the churchyard to join Brampton Road.
Pedestrians could also presumably continue north through the churchyard to exit opposite the
shop providing a largely traffic-free route from the site to the village centre.
4.39 There are various options for vehicular access to the site whose viability remain to be
demonstrated. The site has frontage to adopted highway although the Lower House junction
is immediately to the south. Any new access would be opposite the grade II listed Church
Farmhouse, adversely affecting its setting.
4.40 An alternative would be to take access from the Church Croft development where there is an
adjoining cul-de-sac onto adopted highway (subject to any ransom issues). As with Rosemary
Lane and its possible use to serve site 3, there would inevitably be some impact on existing
residential amenity. The capacity of the Church Croft highway and junction to accommodate
additional traffic within standards would need to be confirmed.
4.41 As well as Church Farmhouse there are two other listed buildings nearby:
•

•

To the north is the grade II listed Church House, whose principal setting is comprised of
its front garden and proximity and relationship to the Parish Church. On the frontage, a
modern dormer bungalow has already been built between the listed building and the
site. There are extensive grounds to the rear and a site layout could be devised with
minimal impact on the listed building.
To the south is the grade II listed Lower House. A 2008 appeal allowed residential
development to the rear (an updated version of this scheme for two bungalows is under
construction). The contribution that site 5 makes to the setting of the listed building is
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limited by the intervening private drive serving Lower House and the new dwellings
together with associated hedge planting/fencing. Again, it is considered a site layout
could be provided to avoid detrimental impacts.
4.42 The site is regular in shape with no physical constraints to development beyond the relatively
narrow “pinch point” at the road frontage. The capacity is calculated as follows:
•
•
•
4.43

Gross site area: 0.95 hectares
Net developable area (100% of gross): 0.95 hectares
Capacity range and (midpoint): 19 – 29 dwellings (24 dwellings).
This would enable some affordable housing (8 units).

Recommendations
4.44 The following recommendations are made for each site, taking all the above into account and
having regard to the residual dwelling requirement identified in Table 1.
Site 1: Land north of Archenfield: the extent of the submitted site has been reduced with two
sites now under consideration. Both offer the same number of new dwellings, with the larger
site 1A including additional open space. The arrangements for securing this open space will
need to be confirmed through the NDP process and in discussion with the landowner. The
sites have direct access onto the B4352 with no significant planning constraints. There are
landscape implications which will need to be addressed by a comprehensive landscaping
scheme, especially on the boundaries to open countryside, and in this respect the small site
1B is preferred in planning terms. It is recommended that sites 1A and 1B progress to public
consultation. Opinion could be canvassed on each site as separate options – either will meet
the housing requirement.
Site 2: Land west of Archenfield: as well as the original submitted site, a reduced area has
been identified as site 2A. Both sites have direct access to the B4352 with no significant
planning constraints. They are well-contained in the landscape, preferable in that respect to
sites 1A and 1B. Site 2 has the benefit of a well-established southern boundary which would
also offer connectivity benefits. Both sites will meet the housing requirement and it is
recommended that they progress as separate options to public consultation.
Site 3, Land south of Archenfield: the consensus of the technical assessments is that
development potential is limited to the northern portion of the site. This has benefits in that
harm to the setting of Forty Cottage will be avoided, Madley Moat protected and a rural
outlook maintained for users of the open space. However, such a reduced site will only be
capable of being accessed in its north-eastern corner through existing areas of housing and
this is not likely to be acceptable to the community. Given there are alternative more suitable
site options, it is recommended that site 3 not be progressed further as a potential NDP
housing allocation, in whole or in part.
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Site 4, Land east of Brampton Road: this site is furthest from the village centre. It has
relatively poor pedestrian connectivity with village amenities and there is a lack of opportunity
for this to be improved. There are community concerns about increasing traffic along
Brampton Road into the village. There is also potential for its development to lead to loss of
significance of a designated heritage asset (Methodist Church). It is recommended that site 4
not be progressed further as a potential NDP housing allocation.
Site 5: Land east of Brampton Road: this site has a good relationship with the existing built-up
form of the village. However, there are community concerns about further traffic on
Brampton Road into the village, as well as with pedestrian connectivity. The feasibility of
vehicular access either directly onto Brampton Road or via Church Croft requires further
investigation. The recommendation is not to progress this site further at this stage but to hold
it in reserve for further review if issues should emerge with the recommended option sites.
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5.

Housing delivery
Windfalls

5.1

As mentioned in section 2, in calculating housing delivery an allowance may be made for
“windfall” planning permissions. This term refers to any site not specifically identified in the
development plan. They may come forward either in the village (guided by NDP policies) or in
the surrounding countryside in accordance with LPCS policy RA3.

5.2

The National Planning Policy Framework requires that where an allowance is to be made for
windfall sites as part of anticipated supply, there should be compelling evidence that they will
provide a reliable source of supply. Any allowance should be realistic having regard to the
strategic housing land availability assessment, historic windfall delivery rates and expected
future trends. Plans should consider the case for policies to resist inappropriate development
of residential gardens, for example where development would cause harm to the local area.13

5.3

The housing completion and commitment tables in Appendix 1 allow the recent windfall
delivery rate in the Neighbourhood Area to be assessed.

5.4

In making this assessment, the two planning permissions on land adjacent to Faraday House
have not been taken into account. One of the sites (that with planning permission for 10
dwellings) was a development plan allocation and so by definition is not a windfall. The other
(for 27 dwellings) was granted planning permission in August 2016. It is outside the former
UDP settlement boundary (shown at Plan 6), but by this date the UDP had been replaced by
the LPCS and the planning permission was granted in line with Core Strategy policy RA2. Once
the NDP is made and a settlement boundary for the village re-established, a comparable site
in the countryside would be unlikely to gain planning permission. As a result, the August 2016
permission should not be considered in assessing future windfall supply.

5.5

After these exclusions, 19 new dwellings were built or identified on ten windfall sites between
2011 and 2018, an average of 2.7 dwellings per annum. The distribution was equally split
between the village (ten dwellings) and the countryside (nine dwellings).

5.6

In the countryside, LPCS policy RA3 will continue to allow further windfalls to come forward
and gain planning permission.

5.7

In the village, it is expected that the NDP will be supportive of small-scale infill development
where planning requirements are met and there is no undue harm to the local area.
Responses to the Issues and Options consultation in 2016 supported infill developments. In
respect of garden areas, the NDP may seek to resist their development where harm would be
caused. However, gardens have not figured greatly as a source of recent windfalls. Only one

13

National Planning Policy Framework, paragraph 70.
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recent windfall site was identified as wholly garden (land adjacent to Rosemary Cottage).
Hence any NDP policy to resist garden development is unlikely to significantly limit future
windfalls. Overall, small-scale infill within the settlement boundary can be expected to
continue. This is likely to be at a reduced rate since opportunities can be expected to diminish
over time, and there is no suggestion that the boundary needs to be radically expanded from
that defined in the former UDP (Plan 6), other than to incorporate new allocations of land for
housing.
5.8

Taking all this into account, it is appropriate to make an allowance for future windfall sites as
part of anticipated housing delivery. As a conservative estimate, it is assumed that windfalls
will come forward at half the recent rate, i.e. at 1.35 dwellings per annum. No allowance
should be made for the last year of the plan period, 2030-31, since sites granted planning
permission in this year will be unlikely to be built out by April 2031. The calculation is
therefore 1.35 x 12 years = 16 dwellings.
Options for public consultation

5.9

Based on the recommendations in section 4, there are four options for housing site
release in the NDP. Table 7 demonstrates that any one of these on its own will enable
delivery of the minimum LPCS housing requirement (89 dwellings), after taking into
account:
•
•
•

Completions to date (Table 1): 12 dwellings
Commitments at April 2018 (Table 1): 44 dwellings
Windfall allowance: 16 dwellings

Option

Site

No. of dwellings
provided by
option

Total housing
delivered
2011-2031*

No. of
dwellings
above LPCS
requirement

A

Site 1A (Plan 4)

36 (includes 13
affordable)

108

19

B

Site 1B (Plan 4)

C

Site 2 (Plan 5)

119

30

D

Site 2A (Plan 5)

47 (includes 16
affordable)
22 (includes 8
affordable)

94

5

Table 7: Options for housing site release.
* Option + 72 dwellings provided by completions, commitments and the windfall
allowance.
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5.10 It would be possible to combine options and allocate land both north and south of the
B4352. This is not necessary to meet the LPCS requirement, but would be allowable in
terms of strategic policy which does not set an upper limit or cap on housing numbers.
For example, the community assessment supported an option which included both sites
1B and 2A. This was identified prior to the calculation of site capacities included in this
report. It would deliver 130 dwellings in total, 41 more than needed. More affordable
housing would be enabled, but it would also entail the unnecessary loss of farmland and
further extension of the village into countryside. The same is true of other combinations
of the sites. If desired, a question could be asked in consultation to test community
views. This could be along the lines of:
“Any one of options A to D will meet the housing growth target and enable a defensible
settlement boundary to be established through the NDP. Strategic planning policy
allows us to bring forward more land if desired, e.g. to deliver more affordable housing.
This has downsides too - taking more farmland and extending the village into the open
countryside more than we need to. Would you like to see such a combination of sites
brought forward? If so, which ones?”
Madley village settlement boundary
5.11 The chosen housing site (or sites) will be included in the Madley settlement boundary.
In drawing the settlement boundary for the NDP, that provided in the former UDP is a
useful starting point (Plan 6).
5.12 HC has provided guidance to NDP groups on drawing settlement boundaries.14 This
advises that sites which have received planning permission should be included within
the settlement boundary. A draft settlement boundary reflecting this advice and
showing the inclusion of site 2 (option C) is at Plan 7. Site 2 has been chosen for this
initial example as it is best related to existing development and landscape features and
makes good use of established boundaries. It also offers a choice of routes into the
village for pedestrians, either by the main road or via public footpaths. As a result, of
the four sites it is to be preferred in planning terms.
5.13 A further possibility is raised by the number of new houses which can be delivered on
site 2. This concerns where to draw the settlement boundary in respect of the land
adjacent to Faraday House. Here, the second phase of development with outline
planning permission for 27 dwellings contributes to the commitment figure of 44
dwellings. As such it is part of the NDP’s strategy in demonstrating how the housing
requirement will be met under options A, B and D. Option C however has sufficient

14

HC, Guide to settlement boundaries, Neighbourhood Planning Guidance Note 20, rev. June 2015.
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“headroom” to enable the minimum requirement to be demonstrably met without this
site; and HC’s advice on settlement boundaries also refers to having regard to existing
commenced planning permissions (added emphasis). There is scope under option C for
the settlement boundary to be drawn to exclude the second phase of the Faraday House
development, in effect to follow the UDP settlement boundary in this location. This
would better reflect the village form and avoid the extension into open countryside
which the second phase represents. It is emphasised that this will not affect the validity
of the existing planning permission which could be built subject to the necessary
outstanding approvals being obtained. However, if it were to lapse any new planning
application would be contrary to the NDP.
5.14 The first phase of development at Faraday House (for 10 dwellings) is apparently being
brought forward, with a reserved matters application awaiting determination. It is
recommended that this smaller site be included within the settlement boundary.
5.15 Following consideration of this report by the Steering Group, draft settlement
boundaries will be prepared to illustrate and accompany each of the options that are
agreed should progress to consultation.
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Plan 6: Madley: Unitary Development Plan Inset Map (2007)
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Plan 7: Draft Madley settlement boundary based on Option C
© Crown copyright and database rights (2016) Ordnance Survey (0100057918). Not to scale.
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Appendix 1
Housing completions and commitments
Completions 2011- April 2018
Address

Proposal

Land rear of
Whitehall
Land adj. Town
House
Lower House
Whitehall Place
Land at
Rosemary
Cottage
Blenheim Place
Keepers Lodge,
Shenmore
Barn at Forty
Farm
TOTAL NET
COMPLETIONS

New dwelling

Proposed no.
of units
1

Losses

Net total

0

1

Three detached dwellings

3

0

3

Two dwellings
One dwelling
Pair of semi-detached
houses

2
1
2

0
0
0

2
1
2

Bungalow
Replacement of bungalow
with dwelling
Conversion to 2 no. 1-bed
flats

1
1

0
1

1
0

2

0

2
12

Commitments as at 1 April 2018
Address

Proposal

Canon Bridge
Farm, Canon
Bridge
Bage House Farm

Use of traditional
agricultural buildings as
five dwellings
Use of redundant
agricultural building as
one dwelling
Site for 10 cottages

Land adjacent to
Faraday House
Land adjacent to
Faraday House
The Yard,
Brampton Road
TOTAL NET
COMMITMENTS

Proposed no.
of units
5

Site for 27 dwellings
including affordable
housing
Single detached dwelling

Losses

Net total

0

5

1

0

1

10

0

10

27

0

27

1

0

1
44

Madley NDP · Housing site selection report · October 2018
27

Appendix 2
2012 SHLAA map for Madley
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