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1.

Introduction

1.1

The community of Putley is preparing a Neighbourhood Development Plan (ND Plan) for the
parish. A Neighbourhood Area was approved in February 2016 and a Steering Group
established to carry out the work. Following three Open Day events in the summer, a
residents’ questionnaire survey undertaken in November 2016 to seek views on a range of
matters including housing, the economy, community services and the local environment.

1.2

The next stage of work is to determine the approach to be taken to the delivery of new
housing in the ND Plan, to meet the minimum housing growth targets set by Herefordshire
Council’s (HC) Local Plan Core Strategy. This identifies Putley as a settlement which is to
receive proportionate housing growth in the period up to 2031.

1.3

To ensure general conformity with the strategic planning policies, it is necessary to
demonstrate how the minimum housing requirements will be met and to define the extent of
the settlement within the larger parish area. This report:

1.4

•

reviews the provisions of strategic planning policy for Putley, including the minimum
housing requirement, and confirms progress to date through the granting of planning
permissions (section 2);

•

considers the distinctive character of Putley (section 3);

•

assesses various site and locational options for new housing which have arisen through
the residents’ survey (section 4); and

•

provides a recommended approach to these matters for discussion with the Steering
Group (section 5).

This report has been independently prepared for the Neighbourhood Plan Steering Group by
Dr. D.J. Nicholson. It incorporates comments on an earlier version made at a meeting of the
Steering Group on 11 May 2017.
May 2017
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2.

Housing requirement

Herefordshire Local Plan Core Strategy (LPCS)
2.1

Putley is in the Ledbury Housing Market Area, where the LPCS is seeking a minimum housing
growth of 14%, equivalent to 565 new dwellings between 2011 and 2031.1 LPCS policy RA2
provides for two tiers of rural settlements where such housing development will be delivered
through sensitive and appropriate housing growth: those which are to be the “main focus” of
housing development, and generally smaller “other settlements” where new housing will be
appropriate.2

2.2

Prior to the adoption of the LPCS in October 2015, the previous Herefordshire Unitary
Development Plan treated Putley as falling entirely within open countryside for planning
purposes. As such, and in accordance with national planning policy, residential development
was only permitted in exceptional cases, such as or to meet a specific agricultural need or to
enable the conversion of a redundant rural building.

2.3

This position has now changed. The LPCS identifies Putley as a “main focus” settlement,
where Neighbourhood Development Plans “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”.3 The LPCS targets are minimum requirements, so
there can be no upper limit or cap on new housing. Neighbourhood Development Plans need
only meet the minimum requirements to satisfy the strategic policy.

2.4

A further requirement is that Neighbourhood Development Plans define “settlement
boundaries (or a reasonable alternative)” for the policy RA2 villages such as Putley.4 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. To this end the LPCS requires the physical extent of the policy
RA2 settlements to be defined. This is to avoid unsustainable patterns of development and
new isolated homes in the countryside, in accordance with national planning policy.5

2.5

New housing outside the named settlements is restricted, to meet these national policy
requirements. LPCS policy RA3 sets out the exceptions under which residential development
may come forward in Herefordshire’s countryside. These reflect those which applied
previously under the Unitary Development Plan.

2.6

In summary, the LPCS requires the ND Plan to:
•

demonstrate how the required minimum amount of new housing is to be delivered; and

1

LPCS, policy RA1.
LPCS, policy RA2.
3
Ibid.
4
LPCS, para. 4.8.23.
5
LPCS, para. 4.8.23 and National Planning Policy Framework para. 55.
2
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•

as part of this exercise, to define settlement boundaries or equivalent.

Housing requirements
2.7

The minimum LPCS housing requirements to be addressed by the ND Plan are set out below
(Table 1).
Parish
Putley

Proportional growth 2011-2031
15 dwellings

Source: Herefordshire Council

Table 1: Housing requirements for Putley
Delivery to date
2.8

Dwelling completions recorded for Putley for the years 2011/12 to 2015/16 inclusive are
shown in Table 2. The LPCS housing requirement refers to “new dwellings”, i.e. is net of any
existing property which may have been replaced or converted through sub-division. Table 2
includes two schemes for replacement dwellings and one for sub-division. Discounting the
existing dwellings involved, the right hand column to Table 2 shows that the number of
additional dwellings completed in Putley (“completions”) over this period is four units.

Site Address
The Coach House
Putley

Net
additional
units
1

Completed
11/12

Notes
DCNE2008/2903/F Proposed conversion of agricultural
building into residential dwelling.

Brook Cottage, Aylton

11/12

DMNE/092500/F Demolition of cottage, garage and
outbuildings and the erection of a 3 bedroom, 2 storey
house with integral garage and alteration to access to
the public highway.

0

Hazel Mill, Hazel Farm

11/12

NE92736/F Proposed conversion of redundant Mill to
form live/work unit.

1

Rosella, Lower Court
Farm

14/15

123105 Conversion of single dwelling unit into 2
dwelling units with minor interior alterations.

1

Cider House, Lower
Court

14/15

130781 Conversion into a separate residential dwelling.

1

Rose Cottage, Putley

14/15

131710 Proposed four-bedroom farmhouse style house
and detached garage block to replace three bedroom
cottage.

0

Source: Herefordshire Council

Table 2: Residential completions, Putley, 2011/12 to 2015/16.
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2.9

Extant and recent planning permissions for residential units (“commitments”) are shown in
Table 3. As before, replacement dwellings are discounted in the right hand column of the
table.

Site Address
Abels Cottage, The
Twern, Putley.
Barn at Upper House
Farm, Putley.

Notes
152040 Prior approval for change of use from office (Use Class B1(a))
to residential (Use Class C3). Herefordshire Council determined that
prior approval was not required on 25 August 2015.
153251 Proposed change of use to single dwelling. Prior approval
granted 14 December 2015.

Underhill bungalow,
The Wonder, Putley.

Proposed erection of replacement dwelling. Granted 7 September
2016.

Net
additional
units
1

Source: Herefordshire Council

Table 3: Residential commitments, Putley.

2.10 A total of six additional dwellings have been provided or otherwise identified by applications
under the prior approval process in the Neighbourhood Area since April 2011.
2.11 There is a residual requirement for the ND Plan to demonstrate delivery of a minimum of nine
new dwellings in the period to 2031.
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1
0

3.

Settlement character

3.1

The thrust of LPCS policy is to deliver sensitive and appropriate housing growth in the
identified settlements.

3.2

The starting point is to define the essential character of the local landscape, so that this may
be respected in developing an approach to housing delivery.

Landscape and settlement character
3.3

There is no single focus for the village, with development at three separate locations: Putley
Green, Putley Court and environs, and Putley Common (Plan 1). In the County Landscape
Character Assessment (LCA), the following landscape types are relevant:
•
•
•

3.4

Principal Wooded Hills and Unenclosed Commons (Putley Common)
Wooded Hills and Farmlands (Putley Green)
The area around Putley Court lies on the border between the two types.

Principal Wooded Hills are described as follows: 6
“These are upstanding, densely wooded, hilly landscapes with a steeply sloping topography.
The inherent character is derived from the pronounced relief and the dominant, flowing
woodland cover which provide a strong sense of unity and visual integration. These are
landscapes of large irregularly shaped ancient woodlands and wooded streamlines which
interlink with the surrounding hedged fields. The nature of the physiography, particularly the
steepness of slope, has inhibited clearance for agricultural use in the past, although a small
proportion of pastoral fields are now present. These landscapes have therefore retained a
significant cover of ancient semi-natural woodland, typically occurring in extensive, linked
belts. Where clearance has taken place in the past, the presence of strong hedge lines with a
good representation of hedgerow tree cover contributes to the visual integration of the
landscape. The ancient semi-natural status of many of these woodlands confirms their high
nature conservation value. These landscapes are sparsely settled by farmsteads and wayside
cottages. Views are usually framed between the woodland blocks.”

3.5

Unenclosed Commons are described as:7
“The character of these landscapes has, in the past, developed as a result of the activities of
local people with commoners’ rights…The commons are traditionally grazed, and this
unimproved rough grazing land, along with substantial stands of regenerating semi-natural
vegetation is invariably associated with a high nature conservation value.”

6
7

HC, Landscape Character Assessment, Supplementary Planning Guidance, 2004 updated 2009, pp. 39-40.
Ibid., pp.37-38.
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3.6

Wooded Hills and Farmlands are described as follows:8
“These are medium to large scale upstanding, wooded landscapes with a sloping topography
and well defined character…. They are similar to the Principal Wooded Hills, but with more of
an emphasis on farmland. Here the woods tend to occur as discrete blocks separating the
larger areas of enclosed hedged fields. The latter often being associated with a small village or
hamlet. The steepness of slope is generally less severe than the Principal Wooded Hills and
therefore has been less of a constraint for agriculture. The dominant land use is of mixed
farming, interspersed with large, ancient semi-natural woods that frame the views. The
hedgerow structure and streamside tree cover is particularly important in providing visual
unity to these areas, linking the woodland blocks and integrating them with the areas of
farmland.”

3.7

The LCA goes on to advise on how to manage change and accommodate new development
with an eye to protecting the distinctive character of these landscape types. These guidelines
will be reviewed in section 5 of this report as a starting point for the recommended approach.

Plan 1: Neighbourhood Area and parish boundary
© Crown copyright and database rights (2016) Ordnance Survey (0100054741). Not to scale.

8

Ibid., pp. 41-42.
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3.8

With these broad observations about landscape character in mind, the principal areas of
settlement may be described as follows.

Putley Green
3.9

Putley Green has a nucleated form, comprising dwellings of various ages and types clustered
around the junction of the C1303 Aylton to Woolhope Cockshoot road and the C1305 from
Birchall. There are two developed frontages. West of the C1303, frontage development
extends some 480m from New House Farm in the south to No. 1 Putley Green in the north.
There is no development in depth save for ancillary uses comprising a garage block, play area
and sewage treatment works. Modern social housing is set back from the C1303 by the
service road, Near Green Close. There is one listed building within the frontage (New House,
now known as Old Newhouse Farmhouse, grade II).

3.10 On the east side of the C1303 and C1305, a shorter length of frontage development extends
190m from “Club House” in the south to “Twining” in the north. This is the older part of the
settlement, with five listed buildings arranged along the road (all grade II). The former Putley
Green Fruit Farm extends eastwards. Land opposite Near Green Close, south of “Club House”,
is identified as Traditional Orchard within the Priority Habitat Inventory maintained by Natural
England.
3.11 North of the road junction lies the Parish Hall, standing on its own with no adjoining
development. A post office service is available at the Hall between the hours of 1300-1500
hours on Mondays. There is limited public transport provision comprising one return weekly
bus service to Ledbury (Tuesdays) and to Hereford (Wednesdays), with a bus stop outside the
Hall.
Putley Court and environs
3.12 This comprises Putley Court and Lower Court and their associated outbuildings, together with
the church, all accessed via a cul-de-sac off the C1304. Lower Court and the church are
grouped around a pond, with orchards to the east and the mature tree planting associated
with Putley Court to the west. There is significant heritage and biodiversity interest,
comprising:
•

•
•
•

Listed buildings, monuments and other structures at Putley Court (the Court, and
arbour and flanking walls, all grade II), Lower Court (the Court, stables, and cider house,
all grade II) and Putley Parish Church (the Church itself is grade II* with a further ten
listed monuments within the churchyard and the church. All are grade II save for the
Churchyard Cross which is grade II*);
A scheduled ancient monument (Churchyard Cross);
Putley Conservation Area, covering the locations described above and open land to the
south of Putley Court as far as the C1303;
Unregistered historic park and garden (Putley Court);
Putley ND Plan · Housing delivery
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•
•
•

Tree Preservation Order covering mixed deciduous and coniferous woodland around
Putley Court;
Protected species records for bats and dormice; and
Priority Habitat Inventory habitats of woodpasture and parkland, woodland and
deciduous woodland (open land south of Putley Court).

3.13 There are weekly services at the Church; public transport provision as above.
Putley Common
3.14 Putley Common comprises 4 ha of grassland and woodland in the north-west of the parish.
The Common is bisected by the C1323 Putley Common Road heading towards Woolhope.
Dwellings are grouped around the Common on both sides of the road; most lie to the north,
backing onto the woodland of Commander’s Wood and Mains Wood. The houses are
dispersed, sited irregularly within their respective and usually generous plots, and most are
set well back from the road, behind the intervening Common. There is only a loose semblance
of a building line and no development in depth.
3.15 The Common and environs are of significant local environmental and biodiversity interest.
The Common itself is the subject of a Tree Preservation Order, and it is part of a much larger
Special Wildlife Site which also includes the areas of woodland to the north and south.9 The
biodiversity interest of the Common is recorded by a 2011 field survey.10 The woodland areas
are identified within the National Forest Inventory and the Priority Habitat Inventory. There
are areas of ancient and semi-natural woodland at Coombe Coppice to the south, and of
ancient replanted woodland within Mains Wood to the north (includes Common land). There
are no listed buildings or other points of formal heritage interest.
3.16 Save for the weekly public transport provision as noted above, there are no local services
immediately available.

9

Putley Common and Surrounding Woodlands Special Wildlife Site.
Ledbury Naturalists Field Club, Putley Common Field Survey 2011, February 2012.

10
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4.

Site options

4.1

This section reviews the locations identified by respondents to the residents’ survey as
suitable for new housing.

4.2

In other parishes, Herefordshire Council has examined potential housing sites as part of the
County-wide Strategic Housing Land Availability Assessment (SHLAA). The SHLAA reviews the
availability of land for housing; rural parishes are being reviewed on a rolling programme. No
SHLAA assessment has been undertaken for Putley to date.

Locations and sites identified in residents’ survey 2016
4.3

The residents’ questionnaire survey included a question (Q4) asking respondents to identify
specific locations thought suitable for new homes.

4.4

Many responded by referring generally to either Putley Green or Putley Common as locations
suitable for new housing, but without being more specific (14 and 8 comments respectively).

4.5

Specific locations identified are listed below. Note that Putley Green Fruit Farm was identified
in response to Q6.
•
•
•
•
•
•

Putley Green, adjacent Parish Hall (15 comments)
Putley Green, opposite Near Green Close (5 comments)
Putley Green, south of Rose Cottage (2 comments)
Putley Green Fruit Farm (1 comment)
Putley Common, Lazy Acre (2 comments)
Pool End (1 comment)

4.6

The companion survey Q5 asked about locations thought not suitable. The most frequently
mentioned location in this context was Putley Church and environs (11 comments), with
others referring to Putley Common (6 comments) and to the rear of the Parish Hall (2
comments). Further details of the responses can be found in the Results Report and
Comment Listings.11

4.7

Except for Lazy Acre where there is some indication of site location, no site details such as
boundaries are available from the questionnaire responses. The following assessments are
made on this basis.

Putley Green: adjacent Parish Hall
4.8

11

This attracted the largest number of responses as a possible location for new housing. There
are two options: land to the rear (north) of the Hall or to the west. The latter also offers scope
for a re-configuration of access/car parking for the Hall. Both options would entail the use of

Available at http://www.putley.org.uk/neighbourhood-plan/
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greenfield land and would need to be brought forward in the ND Plan as site allocations if they
were to be progressed. The field to the rear of the Hall is 1.0 ha with road frontage bounded
by hedgerow and residential development opposite, including the listed property “Lucknow”.
The field to the west of the Hall is 0.7 ha, also with a hedgerow boundary to the road and with
residential development opposite. There is no information as to the availability of either field
for development.
4.9

Some loss of hedgerow would likely be required to gain vehicular access in both cases. In the
case of the western field, hedgerow loss could potentially be mitigated by providing a single
combined access with the Hall car park. For the northern option, the effects of any
development on the setting of the listed building opposite and its significance would need to
be considered. Both these factors point to development to the west of the Hall being
preferable over the north.

4.10 A further consideration is that the Parish Hall presently occupies an isolated position, with no
other dwellings within Putley Green on this side of the road. Development would therefore
open a new direction of growth for the settlement. In terms of capacity and as an example,
the allocation and development of the smaller western field would yield 21 dwellings at 30
dwellings per ha. This is above the minimum housing requirement which the ND Plan must
satisfy. In any event, it would be desirable to limit any development to respect the local
topography (the land rises to the north) and the prevailing settlement pattern (principally
frontage development).
Putley Green: opposite Near Green Close
4.11 This site comprises a 0.6 ha field with a 100m frontage to the highway bounded by hedgerow.
Residential property lies to the north and west, with a barn to the south. As noted above, the
site is identified as a Traditional Orchard site within the Priority Habitat Inventory. Such
habitats are discounted by HC’s SHLAA in assessing housing potential, where they are
considered undevelopable. The site would also be given the protection afforded by LPCS
policy LD2. This site is not considered further given the recognised habitat.
Putley Green: south of Rose Cottage
4.12 Rose Cottage is a relatively isolated single dwelling some 290m south of the consolidated
development at Putley Green on the east side of the C1303. The questionnaire response
refers to development on the south side of Rose Cottage, i.e. away from Putley Green and
near to the junction of the road to Aylton. Residential development in this location would
represent new isolated housing in the countryside, contrary to national planning policy and
the LPCS. It would not be located within or adjacent to the main built-up area of Putley Green
and so would be contrary to LPCS policy RA2. It is not considered further on this basis.
Putley Green Fruit Farm
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4.13 This site is identified in a questionnaire response as a derelict orchard and disused farmyard.
There is relevant planning history; a non-determination appeal was dismissed in May 2004 in
respect of a scheme for five residential units and new vehicular access.12 The site remains
undeveloped and has some potential, being well-related to the village form. There are three
issues to consider. The first is the potential implications for the setting of the adjacent listed
buildings and their significance. The second is that because of the location of the site any
scheme would introduce development in depth to the rear of existing property, albeit in an
area where there are already some built structures. The third is access – the new access
proposed in 2003/4 crossed land which is now identified as Traditional Orchard in the Priority
Habitat Inventory. Given these limiting factors a site allocation is not recommended but there
is scope for the potential of the site to be recognised through its inclusion in the defined
settlement area.
Putley Common: Lazy Acre
4.14 Three possible locations for single new dwellings are identified in a questionnaire response
within the curtilage of “Lazy Acre” adjoining Putley Common, to the west, north and south of
the existing dwelling. The western site has two refusals of planning permission for a new
dwelling, in June 2002 and February 2003.13 At this time the locality would have been classed
as countryside under the then Local Plan, and so subject to the attendant restrictions on new
residential development. Subject to the conclusions reached as to whether Putley Common is
to be considered as a settlement under LPCS policy RA2, there is potential for some limited
infill development to be accommodated within the “Lazy Acre” curtilage without
compromising the local settlement character.
Poolend
4.15 Poolend is outside the Neighbourhood Area.

12
13

HC reference DCN031950/O. Appeal decision date 7 May 2004.
HC references DCN021409/F and DCN023789/F.
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5.

Recommended approach

Areas of settlement
5.1

It is the task of the ND Plan to define the extent of settlements such as Putley which are listed
in policy RA2 of the LPCS for proportionate growth. As explained, there is no single settlement
known as Putley, and this report has assessed three locations within the Neighbourhood Area
as candidates for identification as “settlement” in the terms of the LPCS. The conclusions are
as follows, including the recommended approach to managing development.

Putley Green
5.2

Putley Green is the most recognisable area of settlement within the Neighbourhood Area,
with a clear historic core which has been extended through more recent development. It
provides local services at the Parish Hall and the play area. There are also (albeit weekly) Post
Office and bus services available. It is recommended that Putley Green is included as
settlement within the ND Plan in the terms of policy RA2.

5.3

The LCA provides initial guidance on how to manage development within and around
settlements such as Putley Green. The settlement pattern in the prevailing landscape type is
“typically of clustered dwellings, associated with the areas of open fields. Small villages and
hamlets are therefore typical but are sparsely dispersed through a landscape that does not feel
well populated. Opportunities for additional housing should … respect the settlement pattern
and be concentrated on the existing clustered communities in order to maintain the low
settlement density”.14

5.4

Putley Green reflects this description. The clustered, nucleated form of the settlement means
that its extent may be readily established by means of a settlement boundary. A draft
boundary is shown at Plan 2. The boundary has been drawn having regard to criteria in HC
guidance,15 as well as to the settlement and site assessments in sections 3 and 4. The
boundary includes land where there is identified potential for development at the former
Putley Green Fruit Farm, in accordance with HC guidance that settlement boundaries should
be drawn to facilitate an appropriate level of proportional growth within the plan period. It
excludes the field opposite to Near Green Close, reflecting its identification as Traditional
Orchard within the Priority Habitat Inventory.

5.5

A policy will be included in the ND Plan to set out the criteria by which planning applications
for residential development coming forward within the settlement boundary will be assessed.

14
15

HC, Landscape Character Assessment, Supplementary Planning Guidance, 2004 updated 2009, p. 42.
HC, Guide to settlement boundaries, Neighbourhood Planning Guidance Note 20, rev. June 2015.
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Putley Court and environs
5.6

This location has a clear rural character with various principal and other buildings at Putley
Court, Lower Court and the church, all set within the wider rural landscape. The buildings are
well-scattered, with significant mature tree planting. As the Inspector concluded in a recent
appeal, “this hamlet is so small and dispersed that its over-riding character is one of
countryside rather than of built development”.16

5.7

There are also a range of statutory and non-statutory heritage and biodiversity interests in the
area. These include features which in the SHLAA are considered to render sites undevelopable
(no potential): Priority Habitat Inventory habitats, the unregistered historic park and garden,
and woodland subject to Tree Preservation Order. The heritage interests comprise listed
buildings, a Conservation Area and a scheduled ancient monument.

5.8

Given these factors, it is recommended that Putley Court and environs is not included as
settlement within the ND Plan within the terms of policy RA2. As such, it will be treated as a
rural location outside the settlement, with any proposals for residential development being
considered against LPCS policy RA3.

Putley Common
5.9

The arrangement of dwellings around the fringes of the Common is characteristic and
reflective of the historic pattern of land use. The LCA notes in respect of the wider landscape
type, Principal Wooded Hills, that:
“This is a landscape with a scattered settlement pattern of occasional dwellings which were
traditionally small forestry workers cottages. An occasional additional dwelling could be
assimilated … but the density of dwellings should remain extremely low.”17

5.10 In respect of the Unenclosed Commons landscape type, the following is of relevance to Putley
Common:
“where settlement is present, it is usually restricted to wayside dwellings around the perimeter
of the Common. The style, scale and pattern of these is particularly distinctive…The cottages
are often whitewashed and set in small, irregularly shaped gardens with occasional
paddocks…The unity of built vernacular and settlement pattern should be conserved through
planning control…[to] conserve the spatial pattern, scale and individual character of the
wayside dwellings”.18
5.11 The pattern of development fringing the Common is locally distinctive and reflects its
evolution over time. It should be respected in considering the potential for new development.

16

Appeal decision, Land adjacent to Putley Court, Putley, ref APP/W1850/W/15/3131792 decision date 4
February 2016.
17
HC, Landscape Character Assessment, Supplementary Planning Guidance, 2004 updated 2009, p. 40.
18
Ibid., pp. 37-38.
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There are significant other constraints ruling out development on any significant scale. These
arise from the presence of areas of ancient replanted woodland, other recognised woodland
habitats, a Tree Preservation Order, and an extensive Special Wildlife Site. Nonetheless, there
is scope for limited infill development which respects the settlement pattern and the local
wildlife interests. It is recommended that Putley Common is included as settlement within the
ND Plan. It should be defined for these purposes as the residential curtilages which adjoin the
Common. This is shown on Plan 3.
5.12 To guide infill development within these plots, the ND Plan will include a criteria-based policy
to respect the settlement pattern, control the scale of development and protect the identified
habitats/environmental features.
5.13 In summary, the recommended approach will deliver the housing target for Putley through:
•
•
•
•

The identification of Putley Green and Putley Common as settlements for the purposes
of LPCS policy RA2;
The definition of a settlement boundary for Putley Green and of a reasonable
equivalent for Putley Common;
the granting of planning permissions for infill development within these settlement
areas as defined, through the application of criteria-based policies; and
the granting of planning permissions for residential development in the rural area of the
Neighbourhood Area where these meet the more restrictive criteria of LPCS policy RA3.
These are expected to be principally via the conversion of redundant rural buildings.
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Plan 2: Draft settlement boundary for Putley Green
© Crown copyright and database rights (2016) Ordnance Survey (0100054741). Not to scale.
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Plan 3: Putley Common
© Crown copyright and database rights (2016) Ordnance Survey (0100054741). Not to scale.
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