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INTRODUCTION 

 

This report has been compiled as part of the preparation of the Hope-under-Dinmore 

Neighbourhood Development Plan (NDP).         

A housing growth target for the parish was produced by Herefordshire Council in April 2015, as part 

of the Core Strategy.  This target forms the basis of the work reported here, which considers how it 

may be delivered within the parish group for the period up to 2031.   

One means of demonstrating delivery is to identify and allocate land for new housing within NDPs.  

To explore the potential for this locally, a site identification and assessment exercise has been 

undertaken for the village of Hope-under-Dinmore.  The results are detailed in the report.  The 

concluding section sets out a proposed approach to the provision of new housing.   

The proposed approach includes the identification of a settlement boundary for the village.   

The report has been independently prepared for the Hope-under-Dinmore Neighbourhood Plan 

Group by Dr. D.J. Nicholson.  

 

DJN Planning Limited  

July 2015 
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1. ASSESSING THE LEVEL OF HOUSING GROWTH 

Strategic planning policy  

1.1  Strategic planning policies set by Herefordshire Council are the starting point for considering 

the housing growth requirements that the Plan must meet.  Neighbourhood development 

plans must be in general conformity with these policies, which for the County are set out 

within the Core Strategy.  This document is presently at an advanced stage of preparation.  

Following an Examination stage in February 2015, a number of Modifications were published 

by Herefordshire Council in March 2015 which refine the approach to the delivery of rural 

housing and clarify the role to be played by neighbourhood plans.  These Modifications1 

underpin the approach proposed here to the delivery of rural housing in the NDP.    

1.2  The principal elements of the Modifications are:  

 The setting of indicative housing growth targets for rural parishes, considered further 

below 

 NDP’s to demonstrate how the growth targets are to be met, taking account of 

completions from 2011; planning permissions (commitments), the potential for 

windfalls and new site allocations  

 Growth targets to be regarded as indicative, with the appropriate scale of development 

being determined in NDPs having regard to planning constraints and environmental 

factors  

 New housing to be located within or adjacent to the main built form of the village 

 Settlement boundaries to be used to define where settlement and countryside policies 

apply 

 Only residential schemes of more than 10 units having a maximum combined gross floor 

space of more than 1000 m2 to be required to contribute to affordable housing, 

reflecting recent changes in national planning policy 

Indicative parish growth figure 

1.3  On the basis of minimum levels of growth for rural housing market areas, targets for each 

rural parish or groups of parishes have been proposed by Herefordshire Council, based on the 

total number of existing dwellings within each parish.   Hope-under-Dinmore falls within the 

Bromyard housing market area, for which growth of 15% is sought.  Applied to the number of 

dwellings within the parish (170), this percentage yields a figure of 26 for the number of new 

houses required during the plan period – 2011 to 2031.    

Completions and commitments 

1.4  Against this requirement, dwelling completions since 2011, and existing planning permissions 

for new housing which have not yet been implemented, need to be taken into account. There 

                                                             
1
 Principally, Modifications to policies RA1 to RA6 (various rural area policies) and to policy H1 (affordable housing).   
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is only one relevant planning permission to be accounted for – a single dwelling arising from 

change of use of the former school.2  The resultant position is summarised below in Table 1.   

 

Number of 
households 

in parish 

% growth in 
Core 

Strategy 

Number of 
new houses 
required to 

2031 

Housing 
completions 
2011 to end 
April 2015 

Housing 
commitments 
at end April 

2015 

Housing 
remaining to 
be delivered 

 
170 

 

 
15% 

 
26 

 
1 

 
0 

 
25 

  

TABLE 1: Indicative housing growth requirement, Hope-under-Dinmore Group, 2011-2031 

 

 

 

  

                                                             
2 P142560/F, Refurbishment and change of use of redundant school building to form 1 no. residential unit, approved 5 November 2014.  
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2. HOUSING LAND AVAILABILITY 

Village context 

2.1 Local environmental and other factors set the context for the delivery of new housing in and 

adjacent to Hope-under-Dinmore.  To establish a ‘baseline’ position, this section draws on 

information set out within Herefordshire Council’s Strategic Environmental Asssessment 

Scoping Report for the NDP, particularly Maps 1 and 2. 3  

2.2 The scope of this commentary is land within and adjacent to the village itself, reflecting the 

requirements of strategic planning policy as to where new housing is to be located.  There are 

scattered dwellings away from the main built form of the village, including at Newton, but for 

planning purposes these areas have not been identified as recipients of growth and so fall 

within open countryside.     

The village form  

2.3 The village is defined by the distinctive local topography and the road and rail transport 

corridors which run immediately adjacent to the settlement.  Situated hard against the 

northern foot of Dinmore Hill, the main part of the village lies between the A49 trunk road 

and the Cardiff-Crewe railway line. These are aligned north-south and run parallel with each 

other.  The village is as a consequence linear in form and principally comprises a historic core, 

the village hall, a self-build housing development (Tavern Meadow), several detached 

dwellings on elevated land east of the village road, and a separate social housing scheme 

(Cherrybrook Close).  These areas are all accessed from the village road, which joins the A49 

north of Cherrybrook Close.   

2.4 Commercial development, including a petrol filling station and caravan park (Northside Park), 

lies further to the north, with a separate access direct from the A49.  The filling station 

provides some local shopping facilities for the village.  Further north again, around the 

roundabout junction of the A49 with the B4361, is commercial development including the 

large Cadbury’s Marlbrook facility.  Areas of open land separate the blocks of development 

and these form the basis of the potential housing sites identified and assessed in this report.   

2.5 There is some outlying development either side of the principal transport corridors. East of 

the trunk road and south of the junction with the A417 lies the village church, the former 

school (closed in 2004) and other dwellings.  There are also dwellings and other development 

west of the railway line, including at Hill View and Block Cottages.       

Transport severance   

2.6 The railway line and the trunk road are strategic transport corridors which introduce 

significant local severance.     

2.7 There are two vehicle underpasses of the railway line in the village.  The northern underpass is 

part of a private means of access which runs from the adopted village road.  The southern 

underpass takes the village road under the railway.  Both underpasses are of restricted width, 

                                                             
3 https://www.herefordshire.gov.uk/media/1281443/Hope_under_Dinmore_SEA_Scoping_Report_v2.pdf (October 2014). 

https://www.herefordshire.gov.uk/media/1281443/Hope_under_Dinmore_SEA_Scoping_Report_v2.pdf
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with a 13’ 6” height restriction on the southern.  The underpasses provide the only means of 

vehicular access to land and properties west of the railway; there is no alternative connection 

to public highway from further to the west. The underpasses and the restrictions they impose 

are a significant constraint on new village development west of the railway line.  For instance, 

there would be practical problems in delivering construction supplies, such as roof trusses.  

2.8  Three public rights of way run broadly east-west in the vicinity of the village, detailed in the 

site assessments at Appendix B.  These all have at-grade crossings of the railway line on a stop, 

look and listen basis.  

2.9 The A49 trunk road is under the control and operation of Highways England.  Additional new 

traffic volumes seeking to use existing access points and the creation of new access points 

would be subject to their agreement, which would be based on protecting the free flow and 

safety of trunk road traffic rather than enabling local development.  There is a pedestrian 

subway under the main road, affording access from the principal housing areas to the church 

and to a south-bound bus stop at a lay-by on the A49.         

Topography and landscape 

2.10 The steep-sided wooded slopes of Dinmore Hill introduce a further constraining element on 

new development, particularly between the road and railway line.  Here, the woodland of 

Dinmore Hill descends to and wraps around properties east of the village road and indeed to 

the highway itself (Church Hill Coppice).  Save for limited breaks for access, the woodland 

forms a continuous feature bordering and overhanging the village road, and as such makes a 

significant contribution to local distinctiveness.  Some of this is ancient woodland, part of a 

larger area extending to the south, and protected for biodiversity purposes by planning policy 

(see below).  

Biodiversity 

2.11 There are a number of international, national and local biodiversity designations to take into 

account in considering new development around the village.   

 Special Area of Conservation (SAC): the River Lugg south of Hampton Court Bridge is part of 

the River Wye SAC, a European-level designation.  The Cherry Brook is a tributary 

watercourse to the Lugg which flows through the village.  Further waste water discharges to 

the Brook may exacerbate existing water quality issues in the SAC associated principally with 

elevated levels of phosphate. The River Lugg is also a SSSI.   

 Site of Special Scientific Interest (SSSI): extensive areas of land to the immediate west and 

east of the village comprise SSSI.  West of the railway line, The Bury Farm SSSI comprises 76 

ha, designated for the special interest of its grasslands and with a complementary overall 

diversity of habitat. To the east of the village road, Dinmore Hill Woods SSSI is 152 ha of 

mixed native broadleaved woodland, one of the largest continuous blocks of deciduous 

woodland in this part of Herefordshire which extends west of the trunk road into close 

proximity with the village.  

 Special Wildlife Site (SWS) and ancient woodland: these County-level designations typically 

overlap with and reflect SSSI boundaries.  From the point of view of housing delivery, they 
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generally do not extend further into the main built form of the village.  Recognised ancient 

woodland also includes land at Church Hill Coppice, between the A49 and the village road, 

which is not SSSI/SWS.  

Flood risk  

2.12 Hope-under-Dinmore experiences regular flooding from the Cherry Brook, exacerbated by 

highway run off from the trunk road.  The village is a recorded hotspot for flooding in the 2011 

Herefordshire Preliminary Flood Risk Assessment,4 and was the subject of a more detailed 

Flood Study in 2014.5 The latter notes that flooding to property occurred in 1998 and 2007; 

and that the village road is reported to have flooded every year since 2007, with water 

ponding at the entrance to Cherrybrook Close, preventing access to the Close and to other 

properties.   

2.13 As a consequence, land either side of the Cherry Brook, but particularly to the west, falls 

within a corridor of Flood Zone 3 running through the main built form of the village. This is a 

significant constraining factor on housing delivery, given the requirements of planning policy 

in respect of avoiding development in flood risk areas where possible.  It will affect both land 

within the Flood Zone and other land which may be impacted by flooding of the public 

highway, as this will have implications for the maintenance of safe access and egress.   

Local planning policy context  

2.14 Hope-under-Dinmore is identified in the currently saved policies of the Herefordshire UDP as 

one of a number of ‘smaller settlements’.  Policy H6 enables small-scale housing schemes of 

limited dwelling size on frontage infill plots within these settlements.  The policy thus 

endorses a principle of limited growth for the village.  However, no such schemes have come 

forward during the lifetime of the policy, no doubt reflecting the various constraints noted 

above.    

2.15 Herefordshire Council publishes and periodically reviews a county-wide assessment of housing 

land availability, as part of the evidence base for the Local Plan – the Strategic Housing Land 

Availability Assessment (SHLAA).  The assessment includes a number of the larger villages, and  

where SHLAA data is available it is a useful starting point for NDP preparation.  No SHLAA 

assessment has been undertaken for Hope-under-Dinmore.  

Identifying sites through the NDP  

2.16 Notwithstanding the evident limitations in sourcing land for development given these 

constraints, the Project Group has sought to positively identify sites which have the potential 

to deliver new housing growth.  Several channels have been used to do so, including public 

consultation, surveys and direct contact with landowners, summarised below. These have 

been supported by the general publicity and information material disseminated by the Project 

Group during the plan-making process.   

                                                             
4
 Herefordshire Preliminary Flood Risk Assessment, Preliminary Assessment Report, May 2011, JBA Consulting for Herefordshire Council.  

5 Hope under Dinmore Flood Study, November 2014, Parsons Brinckerhoff for Herefordshire Council.  
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Public consultation – open day 

2.17 An open day was held at the village hall in 2014 at the outset of work on the NDP where views 

were canvassed on various locations within the area.  Resident opinions were gathered on a 

number of identified locations, including their suitability or otherwise for development for 

housing and other uses.  These views have been taken into account in this report and are 

referred to in the detailed site assessments at Appendix B.  

Resident’s questionnaire survey  

2.18 The questionnaire survey was carried out in January 2015 to seek views on a range of matters 

including the village boundary, housing, the economy and the local environment.  The survey 

achieved a response rate of 33%.  A Results Report was published in June 2015.6 

2.19 The questionnaire sought views on areas in and around the village which could either be 

developed or which merited protection, for instance for their amenity value.  This exercise 

provided an insight into community views, highlighting sometimes conflicting positions in 

respect of the same or similar areas.  These have been taken into account in this report.  An 

extract from the Results Report detailing these findings is at Appendix A, and reference is 

made to these results in the site assessments.7    

Landowner engagement 

2.20 Landowners in and around the village have been kept informed and involved in the plan-

making process.  This was undertaken in order to help ensure that any sites coming forward 

were appropriate i.e. that they were within or adjacent to the village, to meet strategic 

planning policy expectations; and that the landowner was known to be willing to make them 

available for development.   

 Identification of landowners, undertaken by the Project Group using local knowledge and 

refined over time.  

 Letter to landowners in September 2014, to introduce the NDP and the work of the Project 

Group, and to invite expressions of interest in bringing land forward for development within 

the context of the Plan.  No responses were received to this letter.  

Sites for assessment  

2.21 Taking account of this preliminary work and having regard to the local environmental factors 

referred to above, the assessment of housing sites has focussed on land between the railway 

and the A49.  This area contains the main built form of the village.  Four sites have been 

identified for assessment, as listed below and shown on Plan 1.   

  

                                                             
6
 

https://docs.google.com/viewer?a=v&pid=sites&srcid=ZGVmYXVsdGRvbWFpbnxob3BldW5kZXJkaW5tb3JlYW5kbmV3dG9ufGd4Ojc0MzAz
ODEyMzU1MWZkY2I 

 
7
 The boundaries of the assessed sites may vary from those used in reporting the survey findings.  However the survey responses do give 

an indication of the balance of opinion in respect of the overall direction and general areas for both development and protection.   

https://docs.google.com/viewer?a=v&pid=sites&srcid=ZGVmYXVsdGRvbWFpbnxob3BldW5kZXJkaW5tb3JlYW5kbmV3dG9ufGd4Ojc0MzAzODEyMzU1MWZkY2I
https://docs.google.com/viewer?a=v&pid=sites&srcid=ZGVmYXVsdGRvbWFpbnxob3BldW5kZXJkaW5tb3JlYW5kbmV3dG9ufGd4Ojc0MzAzODEyMzU1MWZkY2I
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2.22 HUD1 and HUD2 are closely related to the village, lying between and to the rear of areas of 

residential development.  HUD3 has a less close relationship but is identified for assessment 

as it lies between developed areas.  HUD4 is identified despite its poor relationship with the 

village as it is relatively unconstrained and to ensure all potential areas between the railway 

line and A49 are considered.    

Ref Name 

HUD1 Land between Tavern Meadow – Cherrybrook Close 

HUD2 Land rear of Tavern Meadow 

HUD3 Land between Cherrybrook Close - Northside Park  

HUD4 Land north of Northside Park  

 

TABLE 2: Sites for assessment  

2.23 Open land to the east of the village road (north of Panbury Cottage) has been considered for 

assessment.  This area is a steeply sloping block of land with mature hedge and tree planting 

to the roadside, the largely unbroken nature of which throughout the village contributes 

greatly to the prevailing rural and wooded character.  Opposite, across the village road, are 

the older properties making up the historic core.  The land’s undeveloped nature, with its 

established roadside planting, makes a significant contribution to village character in a 

sensitive location and for this reason has not been considered in this report.     

2.24 In respect of land west of the railway and east of the trunk road, these locations have also not 

been considered any further in this assessment.  Both areas have a poor relationship with the 

main built form of the village.  This reflects the various constraints which exist, rendering them 

unsuitable for identification for development through a plan allocation.  These factors are 

summarised below.  

West of the railway line 

 Severance created by the railway line and underpass width/height restrictions, particularly  

at the adopted highway underpass 

 Lack of available alternative access from the west 

 Flood Zone 3 affecting the highway, including the access through and to the underpasses, 

and adjacent land 

 Presence of designated biodiversity interests (The Bury Farm SSSI) 

 Topography  

East of the A49 

 Severance created by the A49 trunk road 

 Flood Zone 3 both north and south of the A49/A417 junction, with an extensive area 

affected on Lugg flood plain to the north 

 Presence of designated biodiversity interests (Dinmore Hill Woods SSSI and SWS) 

 Topography in south 
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Summary of site assessments 

2.25   The four identified sites have been subject to a technical assessment process including a site 

visit.  Sites have been assessed using a standard assessment form, based on a model version 

prepared by Herefordshire Council8 and modified for the local circumstances.  Completed 

assessment forms for each of the sites can be found at Appendix B.  

2.26 The capacity of each site in terms of number of dwellings has been assessed using a guide 

density of 20 dwellings per hectare (dph).  This is a relatively low density, chosen to reflect the 

local character and the village location.  Here low densities are appropriate to enable the 

transition to open countryside.  

HUD1: Land between Tavern Meadow – Cherrybrook Close  

2.27  This site is of a size which is proportionate to dwelling requirements and well related to the 

village form, with established tree cover to the west. The site is affected by flooding (Flood 

Zones 2 and 3).  National planning policy requires that development in areas of flood risk may 

only proceed if the Sequential and Exception Tests can be demonstrated to be satisfied.9  

Under the Exception Test, development should provide wider sustainability benefits to 

outweigh flood risk, with a site-specific flood risk assessment demonstrating that the 

development will be safe for its lifetime and not increase flood risk elsewhere.  Development 

should be demonstrated to be appropriately flood resistant and resilient, including safe access 

and escape routes where required.  At this stage, in view of these requirements, there is 

insufficient evidence to support the allocation of the site. 

HUD2:  Land rear of Tavern Meadow  

2.28 Taken as a whole, this site is of excessive size in relation to dwelling requirements.  The 

smaller sub-areas to the south are constrained by lack of access and the proximity of existing 

property and the railway, as well as flood risk considerations on the Brook boundary.  In 

respect of the main field, access may be provided subject to third party agreement, and the 

larger area available here will make it easier to deliver a limited development (on the basis of 

sub-division of the field) which addresses the various amenity, privacy and overlooking issues.  

Weighing against this are two factors.  The first is the consultation response, which clearly 

favours the protection of the field as amenity land over its development.  The second is 

national planning policy on development in areas of flood risk.  Whilst the bulk of HUD2 as a 

whole is above Flood Zones 2 and 3, there are surface water run-off considerations and access 

would entail crossing such flood risk areas which include the public highway. For any 

development to proceed, a site-specific flood risk assessment will need to demonstrate that 

the development will be safe for its lifetime, not increase flood risk elsewhere, and is 

appropriately flood resistant and resilient, including safe access and escape routes where 

required.  There is at present insufficient evidence to support a development allocation 

here, in whole or in part.   

                                                             
8 https://www.herefordshire.gov.uk/media/6312632/21_site_assessment_and_site_allocations_1_.pdf 

 
9 National Planning Policy Framework, paragraphs 101 to 103. 

https://www.herefordshire.gov.uk/media/6312632/21_site_assessment_and_site_allocations_1_.pdf
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2.29 For the main field, regard should also be taken of the consultation feedback and the present 

informal recreational use.  Given the flood risk issues, this provides a basis to consider 

identifying this area as Local Green Space10 in the draft NDP. 

HUD3:  Land between Cherrybrook Close - Northside Park  

2.30  This site is also of excessive size in relation to dwelling requirements, with access and flood 

risk constraints.  The latter particularly affects that part of the site closest to the village.  If 

these can be resolved, a limited development in the south west of the site would be 

reasonably related to the main village form and could be accommodated without undue 

landscape or other impacts, including those arising from the railway line.  Consultation 

responses provide support for new housing.  However, and as before, national planning policy 

on development in areas of flood risk would need to be addressed in bringing development 

proposals forward, including a site-specific flood risk assessment.  For the NDP, there is at 

present insufficient evidence to support a development allocation within HUD3. 

HUD4:  Land north of Northside Park  

2.31   This is the least constrained of the four assessed sites, with no flood risk.  Also excessive in 

relation to requirements, it is poorly related to the main built form of the village and has a 

relatively exposed position in the wider landscape.  Its allocation for development is not 

supported for these reasons.  

                                                             
10 Ibid., paragraphs 76 to 78. 
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3. HOUSING DELIVERY IN THE NDP 

3.1 The NDP is required to demonstrate how it will provide a level of housing to meet the 

indicative growth target in strategic planning policy, or otherwise account for and justify any 

shortfall.  Housing delivery may be demonstrated by reference to existing commitments and 

completions; the allocation of land for new housing in the NDP, and by reference to likely 

windfall potential.  It is also the case that the housing targets are indicative and need to be 

further refined, through the process of preparing the NDP, to ensure proper regard is had to 

local circumstances and environmental factors.   

3.2 This report has documented and considered a number of local environmental constraints on 

new development in and around Hope-under-Dinmore.  The implications are further set out 

below.  The proposed approach to housing delivery provides a basis for the NDP to 

demonstrate a local interpretation of the strategic requirement, reflecting the local 

environmental constraints on new planned development.   

Scope for site allocation 

3.3 The assessments reported here show that the potential sites and larger areas of land which 

may reasonably be considered to form part of or lie adjacent to the main built form of the 

village are significantly constrained, to the extent that it would not be appropriate to promote 

their allocation for development within the NDP.  The principal issues arising are flood risk and 

access.  These factors particularly affect the sites which have the closest relationship with the 

built form of the village.  Where they are less severe, to the north, the assessed locations 

demonstrate a poor relationship with the village form, because of their relatively remote 

situation.             

3.4 The assessments provide an evidence base to show that the Plan has been positively 

prepared.  However, the constraints are such that no sites are suitable for allocation for 

housing development within the NDP.  

Windfalls 

3.5 The term windfalls refers to new dwellings arising on sites which are not specifically identified 

(i.e., allocated) in the Plan, but which nonetheless become available for development and 

achieve a planning permission.  These may be smaller areas of land within the village 

settlement boundary, or which arise through the conversion of redundant buildings in the 

countryside in accordance with planning policy.   

3.6 The resident’s survey shows that windfall provision is the preferred means for new home 

provision in the village.  Almost two-thirds of respondents (64%) preferred new housing to 

take the form of single dwellings set within the existing housing areas, compared to smaller 

developments of 3-5 houses (60%) or a single development of in the order of 10-15 houses 

(24%).11  

                                                             
11

 Residents questionnaire survey, Results Report, responses to Q3, page 7.  
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3.7 Windfall supply has not been significant in the recent past in the NDP area.  Moreover, despite 

the survey preferences, there is limited potential for such schemes to come forward within 

the village without unduly affecting its semi-rural character through intensification, arising for 

instance through loss of established woodland.      

3.8 There is evidence to show that there is significant potential for supply to arise from this source 

at Hampton Court Estate, to the east of the village and south of the A417.  The potential for 

windfall housing units here is demonstrated by a current planning application to provide 21 

residential units via conversion of former Estate agricultural buildings and farmhouse.12    The 

complex is unlisted, whilst adjoining the wider context of the grade I listed Hampton Court 

house and grade II registered historic park and garden.   

3.9 Although the application is presently undetermined, consultations have been undertaken by 

the local planning authority and replies are favourable.  These include comments from the 

Parish Council and Highways Agency (now Highways England) and a range of internal Council 

consultees including transport and traffic, ecology, and building conservation.  Notably given 

the nature of the proposal and context, the latter considers the proposal to be appropriate 

and acceptable in principle; that the proposals respect the character and appearance of the 

various different buildings in the complex, and that they represent a beneficial move forward 

for the buildings concerned by giving them a sustainable future.   

3.10 These responses confirm the potential for a suitable windfall scheme to be delivered in this 

location within the terms of planning policy.  The scheme on its own would provide the 

majority of the NDP’s indicative housing requirement.  It is not unreasonable to assume that 

over the plan period to 2031 further dwelling units will arise elsewhere within the parish 

group through the sustainable re-use of other redundant or disused buildings, so as to enable 

the indicative housing requirement to be met.    

Settlement boundary  

3.11 Emerging strategic planning policy gives emphasis to the definition of settlement boundaries 

within NDP’s, so as to clearly indicate where settlement policies and countryside policies 

apply, and effectively requires their use in named settlements such as Hope-under-Dinmore.13  

3.12 In the resident’s survey, 71% of residents supported the identification of a village planning 

boundary.14 

3.13 A settlement boundary has been drafted and is shown at Plan 2.  The boundary has been 

drawn to reflect the findings of this housing site assessment.  In particular:  

 Locations west of the railway line and east of the trunk road are excluded.  These transport 

corridors are strong physical boundaries with significant severance effects. 

                                                             
12 P14087, Conversion of the former agricultural buildings and farmhouse to create 21 residential units at Hampton Court Estate Cottages, 

validated 31 March 2014.  
13

 Herefordshire Council, Core Strategy Modifications 37 and 38 (MM037 and MM038), March 2015.   
14

 Responses to Q7. 
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 Open land north of Panbury Cottage has been excluded, to recognise the contribution made 

to village character and to avoid contiguity with the Dinmore Hill Woods SSSI.  Areas of 

established woodland west of the A49 have also been excluded.   

 The boundary includes HUD1 and HUD2 in part, with the latter identified as Local Green 

Space (see below).  

 The boundary extends no further north than the private means of access under the railway 

line. For the reasons set out in the assessment of HUD3, there is insufficient evidence to 

support a development allocation in this location and hence no justification for inclusion in 

the settlement boundary.   

Proposed approach   

3.14 In arriving at the proposed approach to housing delivery, local evidence, including 

consultation responses, has been taken into account.  In particular, the site assessments 

undertaken have ensured a range of planning and environmental factors have been 

addressed.  Issues relating to access, transport severance, flood risk, landscape, biodiversity, 

relationship to village form and local distinctiveness and character have been identified.  In 

short, the cumulative impact of these constraints are such that no sites can be demonstrated 

to be suitable and developable, and as such considered as appropriate for development plan 

allocation.    

3.15 In this situation, the likelihood of supply arising through windfalls comes under closer scrutiny.  

There is demonstrable potential to provide the bulk of the housing requirement through a 

single conversion scheme at Hampton Court Estate, currently at planning stage.  This has 

received favourable consultation replies and is seen as appropriate and acceptable in 

principle.  Other windfall units may be expected to arise elsewhere.  Clearly it is in the nature 

of windfall supply to retain an element of uncertainty until the point of delivery, but the above 

position gives a degree of confidence that the housing requirement can be met or 

substantially met without site allocation.   

3.16 Given these conclusions, the NDP should proceed on the basis of a ‘windfall only’ approach.  

This will enable a suitable balance to be struck between the housing delivery requirements 

and the various local environmental and other planning matters identified above.  

3.17 A further conclusion concerns that part of site HUD2, the main field, which has gained an 

informal recreational use in recent years and so has demonstrated its value in this respect.  

This is confirmed by consultation responses.  It is necessary to balance development potential 

with alternative community uses, and giving weight to the latter this area should be 

considered for designation within the NDP as Local Green Space.         

Next steps 

3.18 The proposed approach will need to be set out in the draft NDP, accompanied by suitable 

planning policies on both housing delivery and other matters, including the many issues raised 

in the resident’s survey.  Not all of these are capable of being delivered through the Plan, but 

many do have land use and development connotations for which provision will need to be 

made.     
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3.19 Once the draft Plan has been prepared, this will form a basis for wider consultation with the 

local community but also with Herefordshire Council and with other service providers, such as 

Dwr Cymru – Welsh Water, so that their views can be incorporated into the final submission 

document.   
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APPENDIX A: EXTRACT FROM RESIDENT’S QUESTIONNAIRE SURVEY, RESULTS REPORT (Hope-

under-Dinmore Neighbourhood Plan Group, 2015).  

HOUSING 

Q1: What size of new homes would you like to see in the village of Hope-under-Dinmore up to 2031?  

 

Base = 70 (all respondents) Yes No No opinion 

Starter homes  (2 bedrooms) 63% 14% 4% 

Family homes (3 bedrooms) 69% 9% 7% 

Executive homes (4 or more bedrooms) 31% 33% 9% 

Bungalows 56% 16% 7% 

Flats/apartments including houses turned into flats. 14% 49% 10% 

 

 The clear favourite for survey respondents was family homes (3 bedrooms).  This category was 

preferred by almost 70%, and recorded the lowest ‘no’ score.  Starter homes and bungalows were 

also popular. 

 

 In contrast, almost half of respondents did not want to see flats or apartments in the village.  For 

executive homes, opinion was evenly balanced – with almost a third of respondents supporting such 

provision, and a third voting against.   

 

 
Q2:  What type of new housing should there be in the village of Hope-under-Dinmore? 

Base = 70 (all respondents) Yes No No opinion 

Privately owned homes 83% 3% 7% 

Privately rented homes 49% 23% 7% 

Housing Association rented homes 30% 41% 7% 

Shared ownership homes  
(i.e. part buy, part rent)   

43% 17% 17% 

Supported/sheltered accommodation for older people 47% 20% 11% 

Self-build 49% 19% 7% 

Live/work – homes with workshops  47% 17% 11% 

 

The clear favourite in terms of tenure was privately owned homes, preferred by 83% and with a noticeably low 

‘no’ score.  No other tenure came close, with the nearest alternative being a tie between privately rented and 

self-build, both at 49%.   

 

Also preferred, albeit to a lesser extent, were supported accommodation and live/work, both at 47%, followed 

by shared ownership on 43%.  

 

The further provision of Housing Association homes was not seen as a priority, being supported by just 30% of 

respondents.      
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Q3:  How should new homes in the village of Hope-under-Dinmore be provided?  

Base = 70 (all respondents) Yes No No opinion 

As individual new houses within areas of existing dwellings 64% 9% 7% 

Through smaller developments of say 3-5 new houses in 
more than one place 

60% 20% 4% 

As a single development of say between 10 and 15 new 
houses  

24% 50% 7% 

 

 Almost two-thirds of respondents preferred new housing to take the form of single dwellings set 

within existing housing areas.  A close second was for smaller developments, limited to 3-5 houses, on 

several sites (60%).  

 The balance of opinion was against a single larger development, with half of respondents expressly 

not favouring this format.   

 

Q4: Are there any locations you think are suitable for new homes in or around the village of Hope-under-

Dinmore? If so, why? 

A total of 46 questionnaires included comments in response to this free-write question (66%), making it the 

most popular of this form of question.  Responses made site-specific or more general suggestions as to 

possible locations.   

 

 
 

A number of comments (13) favoured frontage development between Cherrybrook and Tavern Meadow, 

particularly if the flood risk associated with the brook could be alleviated.  In contrast, there was only one 

comment in support of development of the much larger field to the rear of Tavern Meadow. The second most 

favoured location (9 comments) was open land to the north of Cherrybrook extending towards the filling 

station, whilst several respondents referred to potential on the other side of the A49, associated with 

Cadbury’s and extending south to the A417.  

 

A number of possible locations only received one or two references: Hampton Court, Block Cottages, wooden 

Council houses, Newton Lane, woods opposite Tavern Meadow, Dinmore old playing field, Brickyard and End 

Field.  
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Q5: Are there any locations in or around the village of Hope-under-Dinmore where houses should not be 

built?  If so, why? 

A total of 39 questionnaires included comments in response to this free-write question (56%).  As with Q4, 

responses made site-specific or more general suggestions as to areas where houses should not be built.  

 

In a mirror image of responses to the previous question,  many respondents thought the land at the rear of 

Tavern Meadow should not be developed (12 comments) with 3 respondents referring to the flooding problem 

associated with the roadside Cherry Brook as also militating against development of the frontage (3).  Flood 

risk concerns loom large in any event (10), and a further 5 respondents sought no more development within 

the historic core of the village – around the village hall and the railway bridge.  

More general comments were made in favour of keeping agricultural land, open space and hilly areas free 

from development.     

 

Q6: Do you have any other comments on housing? Please tell us below.  

A total of 27 questionnaires included comments in response to this free-write question (39%).  A wide range of 

issues were raised and are summarised below with an indication of the number of comments on each point:   

 Housing needed for young local couples, to enable them to stay in the area (4) 

 Housing also needed for OAP’s and the disabled (2) 

 No further housing association properties, bearing in mind the limited facilities (2) 

 New building should be in keeping with the existing (2) 

 Flooding and drainage problems need addressing (3) 

 The village infrastructure will need improving (4) 

 A49 junction needs improvement (1) 

 Houses should be kept to a minimum and be of limited height (2) 

 Houses should have proper provision for parking (1) 

 Size of site depends on location – if in village, scattered single or small groups of houses, if outside 

village, larger site of 10-15 dwellings (2) 

 Scope for green build using local materials (1) 

 Development should be limited to infill to avoid sprawl (1)  

 Housing should not be concentrated in one location as suggested (1). 
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A VILLAGE BOUNDARY FOR HOPE-UNDER-DINMORE 

Q7: Should Hope-under-Dinmore have a village boundary, to clearly define where development can and 

cannot take place? 

 

 
 

 There was a clear preference to see the Plan establish a village boundary, to establish certainty as to 

where new development can and cannot go (71% of all respondents). 

 Relatively few respondents did not support this suggestion (26%, no/no opinion).  

 

Q8: If there is to be a village boundary for Hope-under-Dinmore, should it aim to: 

Base = 70 (all respondents) Yes No No opinion 

Restrict development to just that identified in the Plan? 54% 14% 11% 

Include open land for possible later development? 36% 31% 13% 

 

 Just over half of respondents preferred to see the plan clearly set out and identify areas for future 

new housing development, limiting the scope for other opportunities to come forward; 14% did not 

support this approach.       

 Opinion was more evenly split as to whether the village boundary should be drawn relatively widely, 

embracing open land which, whilst not specifically earmarked for new housing, would be able to 

come forward at a later date as a planning application.   

Yes, 50 

No, 12 

No 
opinion, 6 

Q7: village boundary 
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APPENDIX B: SITE ASSESSMENT SCHEDULES 

  



   

 
Hope-under-Dinmore Neighbourhood Plan · Housing site assessment · July 2015 
 

Page 22 

Site Assessment Form HUD1: Land between Tavern Meadow – Cherrybrook Close   

Site information  
 
Reference HUD1 

Name/address Land between Tavern Meadow – Cherrybrook Close   

Area (hectares) 0.4 

Existing use Open land not in current use  

Previously developed? No 

Adjacent land uses Cherry Brook, with HUD2 beyond to the west, Cherry Brook Close to north, 
village road to east, and sewage treatment plant serving Tavern Meadow 
properties to south.    

 

Site features 
Boundaries Mature tree line on western boundary (Cherry Brook).  

Other site features Site is crossed by power lines 

Topography Level 

Landscape views The site occupies  a low lying, contained position between blocks of 
development with little or no landscape prominence save as highway frontage.  
From here there are westward views across the site to the Cherry Brook tree 
line, the open land of HUD2 and the railway line.   

 

Accessibility  
Highway access Frontage to the village road (unclassified adopted highway, U94003).  

Public right of way? Public right of way HD4 (footpath) runs along and within the site’s northern 
boundary.    

 

Heritage assets 
Conservation Area No.  

Listed buildings No.  

SAM No.  

Other assets No.  

 

Environmental information  
Flood zone Flood Zone 2 and 3 associated with the Cherry Brook and highway drainage 

ditch which lie on the site boundaries, with more extensive Zone 3 in north of 
site.  

TPO No.  

Biodiversity sites No.  

Other No.  

 

Services   
Water supply Consultation with DCWW required if site is to proceed within the NDP. 

Sewerage 

Other utilities Consult as required. 

 

NDP Consultation 
Open day response No specific comment.  
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Residents  
questionnaire survey 
response 

This site was the most favoured location for new homes in survey responses 
(13 comments, Q4), particularly if the flood risk associated with the brook 
could be alleviated.  In contrast, 3 comments identified this site as a location 
where homes should not be built, referring again to flood risk, in responding to 
Q5.   

 

Site assessment   
Suitability for 
development 

The site has frontage to adopted highway, is level and is well related to existing 
dwellings.  The established tree line along the Brook would screen any 
development from views from the west. The principal factor militating against 
development is its location within Flood Zones 2 and 3.  This constraint also 
affects lengths of the adjoining highway and thus risks the provision of a safe 
and dry access during flood events.     

Availability Not known.  

Potential housing 
capacity 

8 (includes land within Flood Zone 2/3). 

Concluding 
assessment 

This site is of a size which is proportionate to dwelling requirements and well 
related to the village form, with established tree cover to the west. However, 
national planning policy provides that development in areas of flood risk may 
only proceed if the Sequential and Exception Tests can be demonstrated to be 
satisfied.  Under the Exception Test, development should provide wider 
sustainability benefits to outweigh flood risk, with a site-specific flood risk 
assessment demonstrating that the development will be safe for its lifetime 
and not increase flood risk elsewhere.  Development should be demonstrated 
to be appropriately flood resistant and resilient, including safe access and 
escape routes where required.  At this stage, in view of these requirements, 
there is insufficient evidence to support the allocation of the site.  
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Site Assessment Form HUD2:   Land rear of Tavern Meadow 

Site information  
 
Reference HUD2 

Name/address Land rear of Tavern Meadow 

Area (hectares) 3.8 

Existing use Open land/informal recreation, paddocks. 

Previously developed? No 

Adjacent land uses Railway to west, Cherry Brook Close to north.  To east and south, from the 
north the boundary comprises: Cherry Brook, with HUD1 beyond; rear 
boundaries of dwellings at Tavern Meadow/village hall; Cherry Brook, with 
older residential property beyond.   

 

Site features 
Boundaries Broken tree and shrub planting to railway line; variety of residential rear 

boundary treatments to Cherry Brook Close, Tavern Meadow and property to 
south.  Mature tree line to Cherry Brook. 

Other site features Site is crossed by power lines and is sub-divided internally into three blocks of 
land by partial mature hedgerow and fence line. The two southern, smaller 
blocks comprise paddock areas/grassland, with the main field being grassland 
used for informal recreation.   

Topography Levels fall from the elevated railway line across the site to the east and the 
Cherry Brook.     

Landscape views This area of countryside, though more elevated than HUD1, is likewise 
contained in the wider landscape by village development and the railway line. 
The site is noticeably open to view from the railway line.    

 

Accessibility  
Highway access Currently land locked with no direct access to adopted highway.       

Public right of way? Public right of way HD3 (footpath) runs north-south across the site, connecting 
with HD4 which runs along and within the site’s northern boundary.      

 

Heritage assets 
Conservation Area No.  

Listed buildings Rear boundary of the curtilage of the grade II listed building Village Farmhouse 
adjoins site to the south.   

SAM No.  

Other assets No.  

 

Environmental information  
Flood zone Flood Zone 2 and 3 on eastern and south eastern margins of the site.   

TPO No. 

Biodiversity sites No.  

Other No.  

 

Services   
Water supply Consultation with DCWW required if site is to proceed within the NDP. 

Sewerage 
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Other utilities Consult as required. 

 

NDP Consultation 
Open day response Attracted 59 comments including site unsuitable for housing (19 comments), 

flooding issues (13) and create an amenity space (12).  

Residents  
questionnaire survey 
response 

This site was the least favoured location for new homes in survey responses 
(12 comments, Q5).  One comment to Q4 identified this site as a location 
suitable for new homes.  The site was identified as a local open space feature 
meriting  protection in responses to Q17 (5 comments).    

 

Site assessment   
Suitability for 
development 

The various sub-areas which comprise this site presently lack direct highway 
access, although there is at least the potential for this to be provided to the 
main field via third party land at HUD1, subject to flood risk considerations (see 
below). The field has a backland and somewhat elevated relationship with 
existing dwellings, but it is of sufficient size to be able to accommodate some 
restricted development without undue impact on the amenity of these 
properties.  The effects of the railway line through overlooking and noise could 
also be addressed; and the site as a whole is reasonably well related to the 
village form and contained within the wider landscape.   The principal factor 
militating against development is its location in relation to the areas of Flood 
Zones 2 and 3 around the Cherry Brook.  This constraint directly affects the 
more low-lying eastern parts of the site, together with lengths of the adjoining 
highway, and so risks the provision of a safe and dry access during flood 
events.  Surface water drainage from the higher areas of the site may also 
contribute to flooding events.       

Availability Not known.  

Potential housing 
capacity 

76 (includes flood risk areas). 

Concluding 
assessment 

Taken as a whole, this site is of excessive size in relation to dwelling 
requirements.  The smaller sub-areas to the south are constrained by lack of 
access and the proximity of existing property and the railway, as well as flood 
risk considerations on the Brook boundary.  In respect of the main field, access  
may be provided subject to third party agreements, and the larger area 
available here will make it easier to deliver a limited development (on the basis 
of sub-division of the field) which addresses the various amenity, privacy and 
overlooking issues.  Weighing against this are two factors.  The first is the 
strong consultation response, which clearly favours the protection of the field 
as amenity land over its development.  The second is national planning policy 
on development in areas of flood risk.  Whilst the bulk of HUD2 as a whole is 
above Flood Zones 2 and 3, there are surface water run-off considerations and 
access would entail crossing such flood risk areas which in any event also 
include the public highway. For any development to proceed, a site-specific 
flood risk assessment will need to demonstrate that the development will be 
safe for its lifetime, not increase flood risk elsewhere, and is appropriately 
flood resistant and resilient, including safe access and escape routes where 
required.  There is at present insufficient evidence to support a development 
allocation here, in whole or in part.  For the main field, regard should also be 
taken of the consultation feedback and the existing informal recreational use, 
which clearly meets a local need.  Given the flood risk issues, this provides a 
basis to consider identifying this area as Local Green Space in the draft NDP.  
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Site Assessment Form HUD3:   Land between Cherrybrook Close - Northside Park 

Site information  
 
Reference HUD3 

Name/address Land between Cherrybrook Close - Northside Park 

Area (hectares) 6.5 

Existing use Arable 

Previously developed? No 

Adjacent land uses Railway to west, Northside Park to north, A49 and village access lane to east 
and south east, Cherry Brook Close to south west 

 

Site features 
Boundaries An area of uncultivated land, associated with the low-lying areas adjacent to 

the Brook, forms the southern boundary to the highways. Broken tree and 
shrub planting to railway line; hedgerow to south and north. 

Other site features  Site is crossed by power lines.  

Topography Levels fall from the elevated railway line across the site to the south and east, 
towards the Cherry Brook and the A49.       

Landscape views This area of farmland is open to local views from both A49 and the railway; the 
southern section of the site, away from the trunk road and relatively low-lying, 
is more sheltered and less prominent in the wider landscape.     

 

Accessibility  
Highway access Site has frontage to the village road and to the A49 trunk road, and adjoins a 

private means of access to the south west.  

Public right of way? Public right of way HD1 (footpath) runs along and within the site’s northern 
boundary.    

 

Heritage assets 
Conservation Area No.  

Listed buildings No.  

SAM No.  

Other assets No.  

 

Environmental information  
Flood zone Flood Zone 2 and 3 affect the southern and south eastern areas of the site 

including all frontage to adopted highway and the bulk of frontage to the 
private means of access. 

TPO No.  

Biodiversity sites No.  
Other Safeguarding mineral reserves policy area extends into north of site.   

 

Services   
Water supply Consultation with DCWW required if site is to proceed within the NDP. 
Sewerage 

Other utilities Consult as required. 
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NDP Consultation 
Open day response Attracted 15 comments, including site unsuitable for housing (4 comments), 

pub wanted (4) and potential housing site (2). 

Residents  
questionnaire survey 
response 

This site was the second most favoured location for new homes in survey 
responses (9 comments, Q4).     

 

Site assessment   
Suitability for 
development 

This is the largest of the four areas considered in this assessment.  The site has 
access limitations.  New access to the A49 is unlikely to be acceptable to 
Highways England in such close proximity to existing junctions.  Access onto 
the village road will require crossing Flood Zone 3, and is only otherwise 
potentially available via the private means of access, but again subject to flood 
risk considerations.  The site is less well-related to the main village form than 
HUD 1 and HUD2.  The principal factor against development arises in relation 
to the areas of Flood Zones 2 and 3 around the Cherry Brook.  This constraint 
affects the more low-lying parts of the site together with lengths of the 
adjoining highway, and so risks a safe and dry access during flood events.    
Subject to resolution of flood risk and access constraints, development in the 
south west of the site could be accommodated without undue landscape or 
other impacts, including those arising from the railway line.   

Availability Not known.  

Potential housing 
capacity 

130 (includes flood risk areas). 

Concluding 
assessment 

This site is also of excessive size in relation to dwelling requirements, with 
access and flood risk constraints.  The latter particularly affects land closest to 
the village.  If these can be resolved, a limited development in the west of the 
site would be reasonably related to the main village form and could be 
accommodated without undue landscape or other impacts, including those 
arising from the railway line.  Consultation responses provide support for new 
housing.  However, and as before, national planning policy on development in 
areas of flood risk would need to be addressed in bringing development 
proposals forward, including a site-specific flood risk assessment.  For the NDP, 
there is at present insufficient evidence to support a development allocation 
within HUD3.    
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Site Assessment Form HUD4:  Land north of Northside Park 

Site information  
 
Reference HUD4 

Name/address Land north of Northside Park 

Area (hectares) 4.9 

Existing use Arable  

Previously developed? No 

Adjacent land uses Railway to west, veterinary eye hospital to north, A49 to east, Northside Park 
to south 

 

Site features 
Boundaries Hedgerow. 

Other site features No 

Topography Level  

Landscape views Views across this area of open farmland are readily available from the railway 
line and to a lesser extent the trunk road.      

 

Accessibility  
Highway access Frontage to the A49 trunk road. 

Public right of way? None affected.  

 

Heritage assets 
Conservation Area No.  

Listed buildings No.  

SAM No.  

Other assets No.  

 

Environmental information  
Flood zone Outside of Flood Zone 2 and 3.  

TPO No.  

Biodiversity sites No.  

Other Safeguarding mineral reserves policy area includes majority of site.     

 

Services   
Water supply Consultation with DCWW required if site is to proceed within the NDP. 

Sewerage 

Other utilities Consult as required. 

 

NDP Consultation 
Open day response Attracted 6 comments, including potential housing site (2 comments) and 

affordable housing site (2).   

Residents  
questionnaire survey 
response 

One comment identified land to the north of the Esso garage as a location 
suitable for new employment development (Q13).   
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Site assessment   
Suitability for 
development 

Access to the A49 would be subject to the requirements of Highways England 
and as before the railway line would need to be addressed in scheme design.  
However, the site is relatively open in the wider landscape, with little 
established planting, and is poorly related to the main village form.   These 
factors militate against development.   

Availability Not known.  

Potential housing 
capacity 

98 

Concluding 
assessment 

This is the least constrained of the four assessed sites, with no flood risk.  Also 
excessive in relation to requirements, it is poorly related to the main built form 
of the village and has a relatively exposed position in the wider landscape.  Its 
allocation for development is not supported for these reasons.     

 


