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Disclaimer 

This document is intended to aid the preparation of the Neighbourhood Development Plan (NP) and 
can be used to guide decision making, and, if the Qualifying Body (QB) chooses, as evidence to 
support draft Neighbourhood Plan policies. It is not a neighbourhood plan policy document. It is a 
‘snapshot’ in time and may become superseded by more recent information. The QB is not bound to 
accept its conclusions. If landowners or any other party can demonstrate that any of the evidence 
presented herein is inaccurate or out of date, such evidence can be presented to the QB at the 
consultation stage. Where evidence is presented that conflicts with this report, the QB should seek 
advice from the Local Planning Authority in deciding how to take new information into account in the 
draft Neighbourhood Plan. An explanation and justification for all decision making should be 
documented and submitted with the draft Neighbourhood Plan, together with supporting evidence.  
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Abbreviations used in the report 

Abbreviation 

HC Herefordshire Council 

HLP Herefordshire Local Plan 
Ha Hectare 

MHCLG Ministry of Housing, Communities and Local Government 
NP Neighbourhood Plan 

NPPF National Planning Policy Framework 
PGPC Pyons Group Parish Council 

PPG Planning Practice Guidance 
QB Qualifying Body 

SHLAA Strategic Housing Land Availability Assessment 
SPG Supplementary Planning Guidance 

TPO Tree Preservation Order 
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Executive Summary 
Pyons Group Parish Council (PGPC) is in the process of reviewing its made Neighbourhood Plan, 
which covers both Canon Pyon and Kings Pyon parishes, in response to the lack of five year housing 
land supply in Herefordshire and the upcoming Local Plan Review. Housing policies in Herefordshire’s 
development framework, including policies in the made Neighbourhood Plan, are now deemed out-of-
date under Paragraph 11 of the National Planning Policy Framework (NPPF) due to the lack of five 
year housing land supply in Herefordshire. While Paragraph 14 of the NPPF gives protection to 
neighbourhood plans, the made Pyons Group Neighbourhood Development Plan 2017 has been 
made for more than two years and therefore does not meet the criteria for protection. An update of the 
Pyons Group Neighbourhood Plan with housing policies and allocations would therefore be 
necessary. 

Pyons Group Parish has already exceeded its housing target of 68 dwellings, set in the Herefordshire 
Local Plan Core Strategy policies RA1 and RA2, for the plan period 2011-2031. Therefore, the 
intention of this site assessment is to review unimplemented site allocations of the made 
Neighbourhood Plan regarding the suitability of the sites for small scale housing developments, rather 
than seeking to identify further sites. The site assessment also seeks to review a site currently 
safeguarded for a primary school, in relation to its suitability for residential and educational 
development, as it is understood that the plans for the relocation of the existing primary school are 
now uncertain due to financial constraints.  

The site assessment has found that of the two sites considered, PGNP01 is potentially suitable for 
both residential and educational development, subject to constraints in relation to flooding, utilities 
and heritage being resolved or mitigated, and would be appropriate for allocation subject to 
confirmation of land availability. PGNP02 is found to be not suitable at present for residential 
development due to the lack of sustainable access and visual sensitivity, and therefore not 
appropriate for allocation in the Plan. 

The site assessment is the first step in the consideration of site allocations. Pyons Group Parish 
Council should engage with Herefordshire Council to understand whether a revised plan with site 
allocations for the proposed level and type of development would be supported and also with the 
community to select sites for allocation which best meet the objectives of the Neighbourhood Plan. 
The Parish Council should also discuss site viability with Herefordshire Council and engage with the 
respective landowners or developers to establish the availability and the likely viability of the sites for 
the uses proposed. 
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1. Introduction
1.1 This report is an independent site assessment for the Pyons Group Neighbourhood Plan 

(PGNP). The work undertaken was agreed with the Parish Council and the Ministry of Housing, 
Communities and Local Government (MHCLG) in July 2020 as part of the national 
Neighbourhood Planning Technical Support Programme led by Locality.  

1.2 It is important that any site selection process carried out is transparent, fair, robust and 
defensible and that the same criteria and thorough process is applied to each potential site. 
Equally important is the way in which the work is recorded and communicated to interested 
parties so the approach is transparent and defensible.  

1.3 Pyons Group Neighbourhood Development Plan has been made  in March 2017, which covers 
the parishes of Canon Pyon and Kings Pyon (collectively as Pyons Group). The Parish Council 
is now looking to revise the made Neighbourhood Plan in light of Herefordshire Council not 
meeting its Five Year Housing Land Supply and the upcoming Local Plan review.  

1.4 Pyons Group Parish has already exceeded its housing target of 68 dwellings for the Plan 
Period 2011-2031, set in the Herefordshire Local Plan Core Strategy Policies RA1 and RA2. 
Between April 2014 to March 2017, a total of 97 dwellings are committed or under construction 
in the Parish area, including two large developments in Canon Pyon. At the time of writing, two 
planning applications for the development of 10 dwellings respectively in Canon Pyon 
(P201913/F and P194106/F) outside the settlement boundary are pending determination.  

1.5 Therefore, the intention of this site assessment is to review unimplemented site allocations of 
the made Neighbourhood Plan regarding their suitability for small scale housing developments, 
rather than seeking to identify further sites.  In addition, it also aims to review a site currently 
safeguarded for a potential primary school in relation to its suitability for residential 
development and residential development along with educational use, as it is understood that 
the school relocation may not go ahead in the Neighbourhood Plan period. 

1.6 The purpose of AECOM’s site appraisal is to produce a clear assessment as to whether the 
identified sites are appropriate for allocation in the NP, in particular whether they comply with 
both the National Planning Policy Framework and the strategic policies of the adopted 
Development Plan. The report is intended to help the group to ensure that the Basic Conditions 
considered by the Independent Examiner are met, as well as any potential legal challenges by 
developers and other interested parties. 

1.7 This assessment in itself does not allocate sites. It is the responsibility of Pyons Group Parish 
Council to decide, guided by this report and other relevant information, which sites to select for 
allocation to best address the Neighbourhood Plan objectives. 

1.8 Figure 1 provides a map of the designated Pyons Group Neighbourhood Area. 
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Figure 1 Pyons Group Neighbourhood Area1 (Source: Herefordshire Council)

1 Available at https://www.herefordshire.gov.uk/downloads/file/9037/neighbourhood_area_boundary_map_june_2013 
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2. Methodology
2.1 The approach to the site assessment is based on the Government’s Planning Practice Guidance. 

The relevant sections are Housing and Economic Land Availability Assessment (March 2015)2, 
Neighbourhood Planning (updated February 2018)3 and Locality’s Neighbourhood Planning Site 
Assessment Toolkit4. These all encompass an approach to assessing whether a site is 
appropriate for allocation in a Neighbourhood Plan based on whether it is suitable, available and 
achievable. In this context, the methodology for identifying sites and carrying out the site 
appraisal is presented below. 

Task 1: Identify Sites to be included in the 
Assessment 
2.2 The first task was to identify which sites should be considered as part of the assessment. For the 

Pyons Group NP, two sites are identified by Pyons Group Parish Council. These sites, presented 
in Table 1 below are previously allocated for residential development and safeguarded for 
educational use respectively in the made Pyons Group Neighbourhood Development Plan 2017 
but remain undeveloped.  Figure 2 and Figure 3 shows the location of the sites in Canon Pyon.  

2.3 This assessment has not considered alternative sites that could be allocated instead of, or in 
addition to, the two sites identified by the Parish Council. It is advised that the Parish Council 
consider all known available site that have been put forward for development in the Parish before 
it produces a neighbourhood plan which include site allocations.   

Table 1 Sites identified for assessment by the Pyons Group Parish Council 

Site Ref. Site Address Size 2012 SHLAA Assessment Relevant NDP 
policies 

Planning 
History 

School Site Land adjacent to 
Canon Pyon Hall 

2.47 Suitable for development with 
significant constraints (18 dwellings). 
The key constraints identified 
through the assessment include: 
• The site is too large if considered

as a whole
• The site is up to 1.5 metres

above road level
• Eastern part of the site is within

Flood Zone 3

Safeguarded for a 
potential primary 
school in the made 
Pyons Group 
Neighbourhood 
Development Plan 
2017 

No recent or 
relevant 
planning 
applications 

Site D Land to the rear 
of Brookside 

1.06 No development potential during the 
Plan Period of 2011-2031 due to 
following reasons: 
• Existing lane (U93412) is only

single track and is not suitable
for access without widening and
footway provision, which would
require third party land.

• The site is comparatively shallow
with residential development to
the immediate east5

• Development would be contrary
to the linear pattern of
development

Allocated for 
housing 
development in the 
made Pyons Group 
Neighbourhood 
Development Plan 
2017 

No recent or 
relevant 
planning 
applications 

2 Available at https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment  
3 Available at https://www.gov.uk/guidance/neighbourhood-planning--2  
4 Available at https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/ 
5 Note that the development mentioned, Patricks Orchard, is in fact to the immediate west of the site.  
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Task 2: Gathering Information for Site Assessments 
2.4 A site appraisal pro-forma has been developed by AECOM to assess potential sites for allocation 

in the Neighbourhood Plan. It is based on the Government’s National Planning Practice Guidance 
and the Locality Site Assessment Toolkit)6. The purpose of the pro-forma is to enable a consistent 
evaluation of each site against an objective set of criteria. 

2.5 The pro-forma used for the assessment enables a range of information to be recorded, including 
the following: 

• General information:

─ Site location and use; and 

─ Site context and planning history. 

• Context:

─ Type of site (greenfield, brownfield etc.); and 

• Suitability:

─ Site characteristics; 

─ Environmental considerations; 

─ Heritage considerations; 

─ Community facilities and services; and 

─ Other key considerations (e.g. flood risk, agricultural land, tree preservation orders). 

• Availability

Task 3: Site Assessment 
2.6 Completion of the site proformas was done through a combination of desktop assessment and 

site visits. The desktop assessment involved a review of the conclusions of the existing evidence 
and using other sources including Google Maps/Streetview, MAGIC maps and Local Authority 
data in order to judge whether a site is suitable for the use proposed. The site visits allowed the 
team to consider aspects of the site assessment that could only be done visually. It was also an 
opportunity to gain a better understanding of the context and nature of the neighbourhood area. 

Task 4: Consolidation of Results 
2.7 Following a site visit, the assessments were finalised and the conclusions were made as to 

whether the sites are suitable for the proposed development and therefore appropriate as 
allocations in the Neighbourhood Plan.  

2.8 A ‘traffic light’ rating of sites has been given based on whether the site is an appropriate candidate 
to be considered for allocation in the Neighbourhood Plan. The traffic light rating indicates ‘green’ 
for sites that show no constraints and are appropriate as site allocations, ‘amber’ for sites which 
are potentially suitable if issues can be resolved and ‘red’ for sites which are not currently 
suitable. The judgement on each site is based on the three ‘tests’ of whether a site is appropriate 
for allocation – i.e. the site is suitable, available and achievable

6 https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/ 
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Figure 2 Sites identified in relation to Canon Pyon Parish Boundary 
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Figure 3 Sites identified for assessment 
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3. Policy Context 
3.1 All Neighbourhood Development Plan policies including allocations must be in general 

conformity with the strategic policies of the adopted Local Plan and have regard to emerging 
Local Plan policies. A number of sources have been reviewed in order to understand the 
context for potential site allocations. This includes national policies, local policies (including 
made Neighbourhood Plan policies) and relevant evidence base documents. 

3.2 National policy is set out in the National Planning Policy Framework (2019)7 and is supported 
by Planning Practice Guidance (PPG)8. The NPPF is a high-level document which sets the 
overall framework for the more detailed policies contained in Local and Neighbourhood Plans.  

3.3 At the local level, the key documents making up the Herefordshire Council planning framework, 
relevant to this study, include: 

• Herefordshire Local Plan Core Strategy 2011-2031 (adopted in October 2015)9 

• Made Pyons Group Neighbourhood Development Plan 2011-2031 (made in June 2017)10 

• Herefordshire Landscape Character Assessment Supplementary Planning Guidance 2004 
(updated 2009)11 

• Evidence Base: Herefordshire’s Strategic Housing Land Availability Assessments 2011-
2031 (Second Review March 2012)12 

3.4 The relevant policies and recommendations of the above documents are highlighted below. 

National Planning Policy Framework (2019) 
3.5 The national policies of relevance to the Canon Pyon and Kings Pyon are set out below, but 

this report has regard to all other aspects of national planning policy where appropriate. 

3.6 Paragraph 77 sets out that, in rural areas, planning policies and decisions should be 
responsive to local circumstances and support housing developments that reflect local needs. 

3.7 Paragraph 78 adds that, to promote sustainable development in rural areas, housing should be 
located where it will enhance or maintain the vitality of rural communities. Planning policies 
should identify opportunities for villages to grow and thrive, especially where this will support 
local services. 

3.8 Paragraph 79 states that planning policies and decisions should avoid the development of 
isolated homes in the countryside unless one or more of the following circumstances apply:  

a) There is an essential need for a rural worker, including those taking majority control of 
a farm business, to live permanently at or near their place of work in the countryside; 

b) The development would represent the optimal viable use of a heritage asset or would 
be appropriate enabling development to secure the future of heritage assets; 

c) The development would re-use redundant or disused buildings and enhance its 
immediate setting; 

d) The development would involve the subdivision of an existing residential dwelling; or 
e) The design is of exceptional quality, in that it: 

7 Available at www.gov.uk/government/publications/national-planning-policy-framework--2 
8 Available at www.gov.uk/government/collections/planning-practice-guidance 
9 Available at https://www.herefordshire.gov.uk/downloads/download/123/adopted_core_strategy 
10 Available at https://www.herefordshire.gov.uk/downloads/file/9063/neighbourhood_development_plan 
11 Available at https://www.herefordshire.gov.uk/directory-record/5944/landscape-character-assessment-2004-updated-2009- 
12 Available at 
https://www.herefordshire.gov.uk/downloads/download/596/strategic_housing_land_availability_assessment_2012_planning_d
ocuments 
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o Is truly outstanding or innovative, reflecting the highest standards in architecture,
and would help to raise standards of design more generally in rural areas; and

o Would significant enhance its immediate setting and be sensitive to the defining
characteristics of the local area.

3.9 Paragraph 155 states that inappropriate development in areas at risk of flooding should be 
avoided by directing development away from areas at highest risk, and Paragraph 157 adds that 
all plans should apply a sequential, risk-based approach to the location of development so as to 
avoid, where possible, flood risk to people and property. 

3.10 Paragraph 171 states that plans should allocate land with the least environmental or amenity 
value, where consistent with other policies in the NPPF. Footnote 53 suggests that where 
significant development of agricultural land is demonstrated to be necessary, areas of poorer 
quality land should be preferred to those of a high quality. 

Herefordshire Local Plan Core Strategy 2011-2031 
3.11 The Herefordshire Local Plan Core Strategy (adopted in October 2015) sets out the 

overarching strategic proposals and planning policies for the county, to be delivered by the 
Local Plan up to 2031. It is expected to be partially reviewed starting from Summer 201913, 
although the scope of review and drafts are yet to be published.  

3.12 The policies of relevance to development in the Pyons Group Neighbourhood Plan Area 
include: 

3.13 Policy SS2 Delivering new homes sets out the broad distribution of new dwellings in the 
county. Rural settlements are expected to deliver a minimum of 5300 new homes. It also states 
that residential density will be determined by local character and good quality design. The 
target net density across the county is between 30 and 50 dwellings per hectare, although this 
may be less in sensitive areas. 

3.14 Policy RA1 Rural Housing Distribution reiterates that in Herefordshire’s rural areas a 
minimum of 5300 new dwellings will be provided between 2011 and 2031 to contribute to the 
county’s housing needs. The indicative housing growth targets in the Hereford rural HMA are 
set at 18%, which will be used as a basis for the production of Neighbourhood Development 
Plans, although local evidence and environmental factors will determine the appropriate scale 
of development.   

3.15 Policy RA2 Housing in settlements outside Hereford and the market towns states that 
sustainable housing growth will be supported in or adjacent settlements identified where a list 
of design criteria are met. Canon Pyon and Westhope are identified as settlements which will 
be the main focus of proportionate housing development while Kings Pyon is identified as other 
settlements where proportionate housing is appropriate.  

3.16 Policy H1 Affordable housing – thresholds and targets requires all new open market 
housing proposals on sites more than 10 dwellings which have a maximum combined gross 
floor space of more than 1000 sqm to contribute towards meeting affordable housing needs. A 
target of 35% affordable housing on sites is set in the Pyons Group Neighbourhood Plan Area 
(in the Hereford housing value area). 

3.17 Policy H3 Ensuring an appropriate range and mix of housing seeks to ensure a range and 
mix of housing units are provided in residential developments based on the latest local Housing 
Market Assessments. 

3.18 Policy SC1 Social and community facilities supports development proposals which protect, 
retain or enhance existing social and community infrastructure or ensure that new facilities are 
available as locally as possible. These proposals should be in or close to settlements, consider 
the potential for co-location of facilities and where possible be safely accessible by foot, by 
cycle and public transport. Proposals involving the provision or expansion of social and 

13 As stated in the most up-to-date Local Development Scheme 2018. Available at 
https://www.herefordshire.gov.uk/downloads/file/14852/local_development_scheme_-_august_2018.pdf 
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community facilities will be expected to provide publicly accessible toilets (including facilities for 
disabled people and baby changing).  

3.19 Policy SS6 Environmental quality and local distinctiveness requires development 
proposals to conserve and enhance those environmental assets that contributes to the county’s 
distinctives, in particular its settlement pattern, landscape, biodiversity, heritage assets and 
environmental designations.  

3.20 Policy LD1 Landscape and townscape requires development proposals to demonstrate that 
the character and townscape has positively influenced in the site selection process (and in the 
design, scale and nature, protection and enhancement of the setting of settlements and 
designated areas). It also seeks to conserve and enhance the natural, historic and scenic 
beauty of important landscapes and features. 

3.21 Policy LD2 Biodiversity and geodiversity seeks to conserve, restore and enhance the 
biodiversity and geodiversity assets of Herefordshire.  

3.22 Policy LD3 Green infrastructure seeks to protect, manage and plan for the preservation of 
existing and delivery of new green infrastructure, including the protection of valued landscapes, 
trees, hedgerows, woodlands, water courses and adjoining flood plain. 

3.23 Policy LD4 Historic environment and heritage assets requires development proposals to 
protect, conserve and where possible enhance heritage assets and their settings in a manner 
appropriate to their significance through appropriate management, uses and sympathetic 
design, in particular emphasising the original form and function where possible. 

3.24 Policy SS7 Addressing climate change aims to focus development at the most sustainable 
locations. It also aims to deliver developments which reduce the need to travel by private car 
and encourages sustainable travel options including walking, cycling and public transport. It 
also seeks to protect the best agricultural land where possible and encourage developments to 
reduce carbon emissions.  

3.25 Policy SD3 Sustainable water management and water resources seeks to ensure that 
development proposals are located in accordance with the Sequential Test and Exception Tests 
(where possible) and have regard to the Strategic Flood Risk Assessment (SFRA) 200914 for 
Herefordshire. It also requires new development to reduce flood risk through the inclusions of 
flood storage compensation measures or provide similar betterment to enhance the local flood 
risk regime, where flooding is identified as an issue.  

Pyons Group Neighbourhood Development Plan 
2011-2031 
3.26 Pyons Group Parish already has a made Neighbourhood Development Plan, with a vision to 

encourage, plan and steer positive and constructive change throughout the Parish. In line with 
the adopted Herefordshire Local Plan Core Strategy, it identifies Canon Pyon as the centre for 
mixed housing development in the Parish to promote the provision of public services, 
community facilities and potential employment opportunities.  

3.27 The policies of relevance to this assessment include: 

3.28 Policy PG3 New Homes in Canon Pyon allocates Site D Land amounting to 1.06 hectares 
adjacent to Brookside and to the rear of The Nags Head, among 4 sites, to contribute towards 
the minimum 18% housing requirement set for the parish in Herefordshire Local Plan Core 
Strategy. The policy also sets out the general design criteria for all allocated sites. 

3.29 Policy PG4 Safeguarding Land for Potential Primary School allocates land amounting to 
2.47 hectares to the north of the village adjacent to the brownfield site and the village hall will 

14 The 2009 Strategic Flood Risk Assessment (SFRA) was referred to in the adopted Herefordshire Local Plan Core Strategy 
2011-2031, as it was the most up-to-date evidence at the time of plan adoption. It should be noted that the 2009 SFRA is now 
archived and replaced by the 2019 Strategic Flood Risk Assessment, available at: 
https://www.herefordshire.gov.uk/downloads/download/1997/strategic_flood_risk_assessment_2019  

Pyons Group Neighbourhood Plan

Prepared for: Pyons Group Parish Council AECOM 14



be safeguarded from development in order to retain this as the preferred site for the relocation 
of Canon Pyon Primary School. It is also stated that planning permission will not be granted for 
any permanent development upon this site which would prejudice the potential for this land to 
accommodate a new Primary School at a future date unless an alternative site has been 
identified that meets this need or the need is no longer considered necessary 

Herefordshire Landscape Character Assessment 
Supplementary Planning Guidance 2004 
3.30 The Herefordshire Landscape Character Assessment Supplementary Planning Guidance 

provides guidance in relation to the landscape policies in the Local Plan. Part One of the 
document sets landscape character within the planning framework. Pyons Group Parish is 
identified in the Central Herefordshire sub-regional character area, although this is no longer 
referred to in the adopted Local Plan.  Part Two of the document sets out the landscape types 
in the County, their primary and second characteristics and landscape management objectives.  

Herefordshire’s Strategic Housing Land Availability 
Assessments 2011-2031 
3.31 The Herefordshire’s Strategic Housing Land Availability Assessments 2011-2031 identifies and 

assesses sites on their potential for housing development in a strategic scale. The two sites 
identified for this assessment are assessed in the second review conducted in 2012, with the 
assessment findings summarised in Table 2. 

Table 2  2012 SHLAA Assessment Findings 

Site Ref. Site Address Assessment Conclusions (Extract from the 2012 
SHLAA) 

Potential Housing 
Capacity 

HLAA/068/00215 Land adjacent to 
Canon Pyon Hall 

The site is considered suitable and achievable for 
development. 
 
This site is too large if considered as a whole. 
Positioning of the access would have to be very 
carefully considered as would the ground level 
difference - the site is up to 1.5 metres above road 
level. Eastern part of site is within Flood Zone 3 

18 dwellings (2021-
2031) 

P842/216 Land to the rear 
of Brookside 

The site has no development potential during the 
Plan Period of 2011-2031. 
Reasons for rejection: 
The U93412 is only single track and not suitable for 
access without widening and footway provision, which 
would require third party land. This is also a 
comparatively shallow site with residential development 
to the immediate east. Development would be contrary 
to the linear pattern of development 

/ 

3.32 It should be noted that Herefordshire Council has published further SHLAA reports in 201517 
and 201918. These reports build on previous SHLAAs and does not review previously assessed 
sites unless new information submitted may result in alteration to the site potential. 

  

15 Available at https://www.herefordshire.gov.uk/downloads/file/5323/summary-schedules-for-rscs-and-hubs 
16 Available at https://www.herefordshire.gov.uk/downloads/file/5301/appendix-11-summary-assessment-and-rejected-sites-for-
hereford-market-towns-rural-settlements 
17 Available at 
https://www.herefordshire.gov.uk/downloads/download/181/strategic_housing_land_availability_assessment_2015 
18 Available at https://www.herefordshire.gov.uk/downloads/file/17370/shlaa-rural-report-march-2019 
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4. Site Assessment Summary
4.1 The sites identified in Table 1 has been assessed to consider whether they would be 

appropriate for allocation in the Pyons Group Neighbourhood Development Plan Review. The 
assessment is based on desktop research (including review of the conclusions from the 2012 
SHLAA) and the site visit.  

4.2 Table 3 provides a summary of site assessment findings. The final column within the table
is a ‘traffic light’ rating for each site, indicating whether the site is appropriate for allocation. Red 
indicates the site is not appropriate for allocation through the Neighbourhood Plan and Green 
indicates the site is appropriate for allocation. Amber indicates the site is less sustainable or 
may be appropriate for allocation through the Neighbourhood Plan if certain issues can be 
resolved or constraints mitigated. The summary table should be read alongside the completed 
pro formas presented at Appendix A. 

4.3 The summary table shows that Site PGNP01 is potentially suitable for allocation, subject to 
constraints being addressed and availability confirmed. Site PGNP02 is found to be unsuitable 
for allocation due to constraints including the lack of sustainable access and visual sensitivity.   

4.4 A plan showing all sites assessed and their traffic light rating is shown in Figure 4. 
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Figure 4 Site Assessment Conclusions 
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Table 3 Summary of assessment of all sites 

Site Ref. Other Site Ref. Site Address Gross 
Site 
Area 

Neighbourhood Plan Site Assessment Summary Assessment 
of suitability 
for allocation 

PGNP01 School Site / 
HLAA/068/002 

Land adjacent to 
Canon Pyon Hall 

2.12 
(AEC
OM) 

• The site is located within the defined settlement boundary and is favourably located near to existing bus stops,
playing fields and key services in Canon Pyon. While there is currently no safe pedestrian access to the site, it could
be potentially provided through extending existing pavements. Residential and/or educational development at this
location would therefore be accessible and sustainable.

• The site is currently served by an agricultural access with potential to be widened and improved. Design of this
access would however need to consider the height difference between road level and the site.

• Part of the site (35%) is in Flood Zone 2 and 3 and the proposed residential and educational uses are classified as
more vulnerable uses. A sequential test and exception test may be required and should be checked with the
Herefordshire local planning authority. Relevant mitigation strategies would be required.

• The site is Grade 2 Very Good Quality Agricultural Land. Given that most sites in Canon Pyon are subject to the
same constraint, development at this location would comply with Paragraph 17 and Footnote 53 of the NPPF, which
sets out the principle of allocating land with the least environmental and amenity value.

• The southeastern boundary of the site contains some semi-mature to mature trees. Further arboricultural
assessment may be required to understand their impacts.

• Power lines are present across the western part of the site and along the western boundary and may need to be
potentially relocated.

• The site is in proximity to 2 Grade II listed buildings which has some visibility from the heritage and their setting.
Development of the site would need to be sympathetic to the heritage assets and their setting.

• Development of the site for educational use would need to consider compatibility with employment uses at the Evans
& Son site in terms of safety and potential noise impacts. Screening along the adjoining boundary may be required.

• Overall, the site is suitable for residential development or a primary school, subject to the requirements of the
education use, mitigation of the constraints stated above and confirmation of land availability. It should be noted that
the site has capacity for more development (18-40 dwellings, if the site is for residential development only) than has
been stated as the neighbourhood plan requirement (2 dwellings).

• Allocating the site for both a primary school and residential dwellings would make efficient use of land in a way that
respects the settlement character and pattern of Canon Pyon. However, development should be avoided in the south
and southeastern part of the site due to flood risk. These areas could be used as sports ground, playing fields or
green space.

• If the site is only allocated for 2 dwellings, however, regard should be given to how developments would relate to the
existing settlement pattern, as well as potential viability issues in relation to power lines relocation, level difference
and access.
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Site Ref. Other Site Ref. Site Address Gross 
Site 
Area 

Neighbourhood Plan Site Assessment Summary Assessment 
of suitability 
for allocation 

PGNP02 Site D / P842/2 Land to the rear 
of Brookside 

1.06 • The site is situated within a larger open field with its northern boundary marked by a Public Right of Way, without a 
natural boundary feature. A number of adjacent dwellings overlook the site, giving it sensitivity in terms of 
neighbouring residential amenity. 

• While the site’s existing access through a narrow, single-track lane could potentially support a limited number of 
dwellings, there is no safe pedestrian access. Provision of footways would require third party land. In addition, the 
junction of the lane with the A4110 has restricted visibility due to placement of existing buildings and there is limited 
potential to provide an additional entrance. Development at this location is therefore unsustainable and would be in 
contrary to Policy SS7 of the Herefordshire Local Plan Core Strategy.  

• The site is in close proximity to a Grade II listed building but has very limited visibility from the building, although 
design of any potential development at this location would need to be sympathetic to the setting of heritage assets. 
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5. Conclusions 
5.1 The site assessment has found that of the two sites considered, PGNP01 is potentially suitable 

for both residential and educational development, subject to constraints in relation to flooding, 
utilities and heritage being resolved or mitigated, and would be appropriate for allocation 
subject to confirmation of land availability. PGNP02 is found to be not suitable at present for 
residential development due to the lack of sustainable access and visual sensitivity, and 
therefore not appropriate for allocation in the Plan.  

5.2 PGNP01 potentially have capacity to accommodate 10 or more dwellings (however it should be 
noted that the Neighbourhood Plan requirement is 2 dwellings) and would be required to 
include a proportion of affordable housing19 in such scenario. It is therefore potentially suitable 
for Discounted Market Housing (e.g. First Homes20), affordable housing for rent, or other 
affordable housing types (see NPPF Annex 2). The proportion of affordable housing is usually 
set by the Local Plan21 but is expected to be above 10%, unless the proposed development 
meets the exemptions set out in NPPF Paragraph 64.   

5.3 The Government is currently consulting on changes to the current planning system. As part of 
this they are considering increasing the site size threshold for which developers need to make 
contributions towards affordable housing from sites of 10 dwellings or more, to sites of 40 or 50 
dwellings or more22. None of the sites considered in this assessment are suitable or potentially 
suitable for residential or mixed-use allocation have the potential to accommodate 40 or more 
dwellings.  

5.4 The requirement for Affordable Housing provision on sites proposed for allocation in the 
Neighbourhood Plan should be discussed with the Local Planning Authority to understand the 
specific requirements for the sites proposed for allocation. 

5.5 Allocating sites in the Neighbourhood Plan update may allow the Pyons Group Neighbourhood 
Plan to benefit from the protection afforded by Paragraph 14 of the NPPF and Paragraph 83 of 
the PPG on Neighbourhood Planning by meeting all four criteria required by national policies: 

a) The neighbourhood plan became part of the development plan two years or less before the 
date on which the decision is made; 

b) The neighbourhood plan contains policies and allocations to meet its identified housing 
requirement; 

c) The local planning authority has at least a three year supply of deliverable housing sites 
(against its five year housing supply requirement, including the appropriate buffer as set out in 
paragraph 73 of the NPPF) – Herefordshire Council’s Annual Position Statement (at April 
2020) on Five Year Housing Land Supply (published in September 2020) shows that the 
current supply is 3.69 years when assessed against the Core Strategy; and  

d) The local planning authority’s housing delivery was at least 45% of that required over the 
previous three years – Herefordshire Council’s Annual Position Statement shows that housing 
delivery in the past 3 years is over 45%.  

5.6 Without an allocation in the Neighbourhood Plan update, the Parish may be susceptible to 
planning applications on unallocated sites, although this is to be confirmed by Herefordshire 
Council. This is because housing policies of Herefordshire development framework (including 

19 See Paragraph 62-64 of the NPPF 
20 The Government are currently consulting on the detail of the First Homes policy, however, it is expected that that a minimum 
of 25 per cent of all affordable housing units secured through developer contributions should be First Homes. You can find 
more information here: https://www.gov.uk/government/consultations/changes-to-the-current-planning-system 
21 Policy H1 Affordable housing – threshold and targets of the Herefordshire Local Plan Core Strategy 2011-2031 sets out 
a target of 35% affordable housing on applicable sites in the Pyons Group Neighbourhood Plan Area (in the Hereford housing 
value area). 
22 The proposal to increase the threshold is subject to ongoing consultation, and it is understood that the uplift in the threshold 
would be temporary in nature. You can find more information here: https://www.gov.uk/government/consultations/changes-to-
the-current-planning-system 
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the made Neighbourhood Plan) would be deemed out-of-date under Paragraph 11 of the NPPF, 
as Herefordshire Council currently lacks a five year housing land supply. 

Next Steps 
5.7 From the shortlist of suitable sites, the Parish Council should engage with Herefordshire 

Council and the community to select sites for allocation in the NP which best meets the 
objectives of the NP. 

5.8 The site selection process should be based on the following:  

• The findings of this site assessment; 
• Discussions with the planning authority; 
• Discussions with the landowners to understand whether a smaller site than that which was 

offered would be available for development 
• The extent to which the sites support the vision and objectives for the NP;  
• Whether the number of homes to be allocated is proportionate in terms of need and is well-

related to the existing settlement and infrastructure;  
• The potential for the sites to meet identified infrastructure needs of the community; and 
• Neighbourhood Plan conformity with strategic Local Plan policy. 

Viability 
5.9 The Parish Council should be able to demonstrate that the sites are viable for development, i.e. 

that they are financially profitable for the developer. It is recommended that the Parish Council 
discusses site viability with Herefordshire Council. It is suggested that any landowner or 
developer promoting a site for development should be contacted to request evidence of 
viability, e.g. a site financial viability appraisal. 

Infrastructure Capacity 
5.10 The Parish Council has expressed significant concern over the capacity of existing 

infrastructure to support new development as it is believed that even current levels of 
development have pushed some infrastructure over capacity. To address this it is advised that 
the neighbourhood plan revision could include policies that  require new development 
proposals in the new Neighbourhood Development Plan and any unimplemented allocations 
from the made Neighbourhood Development Plan to only come forward when the capacity of 
sewage works and drainage and any other infrastructure has been sufficiently upgraded to a) 
support new development and b) service new housing developments that has already come 
forward.  

Climate Change  
5.11 Herefordshire Council has declared a climate emergency in March 2019 and it is the intention 

of the Pyons Group Parish Council to meaningfully embed a commitment to environmental 
sustainability in the upcoming neighbourhood planning policies, including in site allocations. 
When drafting neighbourhood plan policies in relation to Climate Change, it is recommended 
that the Parish Council should consider: 

• Monitoring emerging best practice of low-carbon and carbon-neutral neighbourhood 
plans in Herefordshire Council and beyond, particularly as more and more planning 
authorities seeks to reflect their declaration of climate emergency in statutory 
development plans. In this regard, the Centre for Sustainable Energy has published a 
guide to policy writing and community engagement for low-carbon neighbourhood plans 
in February 202023, which includes examples of how different neighbourhood planning 

23 Available at https://www.cse.org.uk/downloads/reports-and-publications/policy/planning/renewables/neighbourhood-planning-
in-a-climate-emergency-feb-2020.pdf 
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groups have included policies in relation to climate change, such as on addressing 
flooding through sustainable urban drainage systems and water conservation.  

• Exercising a degree of caution in policy wording and in managing community
expectations, in relation to the viability and deliverability tests and current national
planning policy which has not been updated in response to climate emergency
declarations.

• Discussing site allocations, the viability of new development and potential
Neighbourhood Plan policies with Herefordshire Council, in light of the upcoming
Herefordshire Local Plan Review.
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Appendix A Site Assessment Pro-
forma
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PGNP01 
 

1. Site Details 

Site Reference / Name PGNP01 

Site Address / Location Land adjacent to Canon Pyon Hall 

Gross Site Area  
(Hectares) 2.12 (AECOM) 

SHLAA/SHELAA Reference 
(if applicable) 

SHLAA 2012: HLAA/068/002. The site is not reviewed in the 2015 and 
2019 SHLAAs, as previously assessed sites are only reviewed if there are 
new information submitted that may result in alteration to the sites 
potential. 
 
Made Neighbourhood Plan reference: School Site 

Existing land use Agricultural 

Land use being considered Housing / Housing and Education 

Development Capacity 
(Proposed by Landowner or 
SHLAA/HELAA) 

18 dwellings (SHLAA 2012). However, it should be noted that the 
neighbourhood plan requirement is only 2 dwellings. 

Site identification method / source 

Site identified by neighbourhood planning group. It is safeguarded for a 
potential primary school in the made Pyons Group Neighbourhood 
Development Plan 2017 (Policy PG4). 
 
Site (HLAA/068/002) previously assessed in SHLAA 2012. The site is 
found to be suitable for development with significant constraints and could 
potentially deliver 18 dwellings in 2021-2031. Key constraints identified 
through the assessment include: 

- The site is too large if considered as a whole 
- The site is up to 1.5 metres above road level 
- Eastern part of the site is within Flood Zone 3 

Planning history No recent or relevant planning applications. 

Neighbouring uses 

Agricultural Machineries Sale to north. Former Coach Depot to south with 
approved planning permission (P151698/F) for the demolition of 
redundant commercial premises to faciliate residential development of 10 
market dwellings together with associated vehicular access. Agricultural 
land to the east and west. 

Site Photo 
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2. Assessment of Suitability

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland
• Area of Outstanding Natural Beauty (AONB)
• Biosphere Reserve
• Local Nature Reserve (LNR)
• National Nature Reserve (NNR)
• National Park
• Ramsar Site
• Site of Special Scientific Interest (SSSI)*
• Special Area of Conservation (SAC)
• Special Protection Area (SPA)

*Does the site fall within a SSSI Impact Risk Zone and would
the proposed use/development trigger the requirement to
consult Natural England?

No. Site falls within a SSSI Impact Risk Zone but the 
proposed uses do not trigger the requirement to 
consult Natural England. 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental designations: 
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor
• Local Wildlife Site (LWS)
• Public Open Space
• Site of Importance for Nature Conservation (SINC)
• Nature Improvement Area
• Regionally Important Geological Site
• Other

No 

Site is predominantly, or wholly, within Flood Zones 2 or 
3?  
See guidance notes: 

• Flood Zone 1: Low Risk
• Flood Zone 2: Medium Risk
• Flood Zone 3 (less or more vulnerable site use):

Medium Risk
• Flood Zone 3 (highly vulnerable site use): High Risk

Medium Risk. Part of the site is in Flood Zone 2 and 3 
(approximatley 0.75 Ha, 35% of total site area). The 
site is proposed for residential and educational uses 
which are classified as more vulnerable site use in 
Table 2: Flood risk vulnerability classification of the 
National Planning Policy Guidance. Figure 2 shows 
the extent of the Flood Risk. 

Site is at risk of surface water flooding? 
See guidance notes: 

• Less than 15% of the site is affected by medium or high
risk of surface water flooding – Low Risk 

• >15% of the site is affected by medium or high risk of
surface water flooding – Medium Risk

Low Risk. About 0.2 Ha (9% of the total area) of the 
site is subject to medium or high risk of surface water 
flooding.  

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Yes. The site is Grade 2 Very Good Quality 
Agricultural Land. 
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2. Assessment of Suitability

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-rich 
habitats? Is the site part of:  

• UK BAP Priority Habitat;
• a wider ecological network (including the hierarchy of

international, national and locally designated sites of
importance for biodiversity);

• wildlife corridors (and stepping stones that connect
them); and/or

• an area identified by national and local partnerships for
habitat management, enhancement, restoration or
creation?

Yes / No / Unknown 

Unknown. The site is not identified to contain wild-life 
rich habitats but is adjacent and in close proximity to a 
number of Traditional Orchards (Priority Habitat). 

Site is predominantly, or wholly, within or adjacent to an 
Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Relatively Flat 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

Yes. The site is served by direct access onto the 
A4110, currently in agricultural use. It could be 
potentially improved and widened to support the 
proposed development as necessary, subject to 
further highways assessment. However, access 
design would need to consider the height difference 
between road level and site. Existing visbility splays 
has potential to be enhanced if necessary.  

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

Yes. There is currently no safe pedestrian access 
between the site and the village but there is potential 
to provide pedestrian access to village centre services 
though extending existing pavement along the A4110 
for approximately 200m. This extension distance is 
likely to be further reduced once the Former Coach 
Depot to the south of the site is developed for 
residential use (planning permission granted).  

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

Yes. There is currently no safe cycle access between 
the site and the village, but a suitable access could be 
potentially created. 

Are there any Public Rights of Way (PRoW) crossing the 
site? 
Yes / No / Unknown 

No 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

No 

Are there veteran/ancient trees within or adjacent to the 
site?   
Within / Adjacent / No / Unknown 

Yes, within.There are some semi-mature to mature 
trees along the southeastern boundary of the site. 
Further arboricultural assessments would be required. 

Are there other significant trees within or adjacent to the 
site?   
Within / Adjacent / No / Unknown 

No 
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2. Assessment of Suitability

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown. An assessment would need to be 
undertaken, but it is unlikely that the site is 
contamined given its existing use. 

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity to 
hazardous installations? 
Yes / No / Unknown 

Yes. Power lines run along the western boundary of 
the site and across the western part of the site. It may 
reduce the developable area of the site but will not 
preclude development on the site.  

Would development of the site result in a loss of social, 
amenity or community value? 
Yes / No / Unknown 

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities Town / local 
centre / shop 

Bus / Tram 
Stop 

Train station Primary 
School 

Secondary 
School 

Open Space 
/ recreation 
facilities 

Cycle Route 

Distance 
(metres) 

400-1200m. The
site is
approximately
450m from the
Canon Pyon
Post Office and
Stores.However,
the site is
adjacent to
Canon Pyon
Parish Hall
which may be
redefined as the
villlage hub as
part of the
Neighbourhood
Plan Review.

<400m. The 
site is 
approximately 
200m from 
the Brookside 
bus stations. 
Infrequent 
services to 
Leominster 
and Hereford. 

>1200m. The
nearest train
station in
Herefordstatio
n which is
approximately
11.6km from
Canon Pyon.

400-1200m.
The site is
approximately
650m from
the Canon
Pyon C of E
Academy.

>3900m. The
nearest
secondary
school is
Weobley High
School, which
is
approximately
7.9km away
from Canon
Pyon.

<400m. The 
site is 
approxiamtely 
200m from 
the nearest 
playing fields 
to the north of 
Canon Pyon. 

>800m.
There are no
formal cycle
routes in
Canon
Pyons.

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms of 
landscape?  

• Low sensitivity: the site has few or no valued
features, and/or valued features that are less
susceptible to development and can accommodate
change.

• Medium sensitivity: the site has many valued
features, and/or valued features that are susceptible
to development but could potentially accommodate
some change with appropriate mitigation.

• High sensitivity: the site has highly valued features,
and/or valued features that are highly susceptible to
development. The site can accommodate minimal
change.

Medium sensitivity 

The site is identified as Wet Pasture Meadows in the 
Herefordshire Landscape Character Assessment 2004 
(updated 2009), which are usually land of pastoral use 
with no settlement and characterised by linear tree cover 
provided by hedgerow and watercourse trees. These 
landscapes should be regarded primarily as areas of 
conservation and the unsettled, undeveloped character 
perpetuated. Creation of new wetland habitats are also 
encouraged in Wet Pasture Meadows. 

The site includes some semi-mature to mature trees at 
the periphery, particularly along the south-eastern 
boundary.  
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2. Assessment of Suitability

Is the site low, medium or high sensitivity in terms of 
visual amenity?  

• Low sensitivity: the site is visually enclosed and has
low intervisibility with the surrounding landscape,
and/or it would not adversely impact any identified
views.

• Medium sensitivity: the site is somewhat enclosed
and has some intervisibility with the surrounding
landscape, and/or it may adversely impact any
identified views.

• High sensitivity: the site is visually open and has
high intervisibility with the surrounding landscape,
and/or it would adversely impact any recognised
views.

Medium sensitivity 

The site is screened by semi-mature to mature trees 
along its southwestern boundary but remains partially 
open. However, it is unlikely to have significant impacts 
on identified views.  

Adjacent existing development to the north at the Evans 
& Son employment site imparts quite a degree of 
urbanising influence and ensures the site does not have 
a tranquil, unspoilt character. The perimeter fencing 
around the Evans & Son site is an industrial-style metal 
palisade which does not screen views through to the 
industrial yard beyond, further amplifying the 
intrusiveness of the employment site. 

The site supports long views out to higher ground in the 
middle distance to the south of the site, though shorter 
views to and from the south are largely screened by 
established perimeter trees and hedging. 

Views south through to rooftops of existing structures 
within the village are possible and these helps locate the 
site at the village periphery, further reducing any sense 
of remoteness.  

Views west to the striking feature of Pyon Hill are a 
notable feature of the site though it is considered that 
the site does not actually have significant sensitivity to 
views from Pyon Hill as its location between existing 
pockets of development means it does not make a 
notable contribution to the village’s landscape setting.  

Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

Some impact and mitigation possible. The site is 
opposite to two Grade II listed buildings at the 
Cottage that have views to the site though partly 
screened by existing trees and hedges.  

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. There are no identified non-designated 
heritage asset in the proximity. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing / 
employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

Yes. The site safeguarded for a potential primary school 
in the made Pyons Group Neighbourhood Plan 2017. 
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2. Assessment of Suitability

Are there any other relevant planning policies relating 
to the site? 

No 

Is the site: 
Greenfield / A mix of greenfield and previously developed 
land / Previously developed land 

Greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to / 
Outside and not connected to 

Adjacent and connected to the existing built up area 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to / 
Outside and not connected to 

Within the exisiting settlement boundary 

Would development of the site result in neighbouring 
settlements merging into one another? 
Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown

No. The site is of semi-rural character, though it is under 
strong influence of adjacent development and therefore 
does not feel connected to the open countryside.  
Development would fill in the gap between the existing 
village and the employment site at Evans & Son and 
present as a rational extension to the village. Its 
development would be consistent with the existing linear 
settlement pattern of Canon Pyon.  
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3. Assessment of Availability

Is the site available for development? 
Yes / No / Unknown

Unknown. The site is considered to be suitable, available 
and achievable for residential development during the 
Plan Period 2011-2031 in the 2012 SHLAA. It is not 
known whether the site is available now for development, 
either for eduction use or residential.. 

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown

No 

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

The site is considered to be suitable, available and 
achievable for residential development during 2021-2031 
in the 2012 SHLAA. It is not known whether the site is 
available now for development, either for education use or 
residential use 

4. Assessment of Viability

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Yes – relocation of power lines may be required although 
this could be mitigated through design. 

5. Conclusions

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

The site is assessed for 2 dwellings, as well as for a 
primary school and 2 dwellings. The previous 2012 
SHLAA concluded that the site has capacity for 18 
dwellings.  

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

0-5 years

Other key information N/A 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available. 

Are there any known viability issues? 
Yes / No 

Amber 

Yes, there are a few constraints on site which might affect 
viability: 
- Power lines across the western part of the site and

along the western boundary may need to be relocated
- Upgrade/provision of access with level changes would

be required
- Extension of existing footpath would be required
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5. Conclusions 

Summary of justification for rating 

- The site is located within the defined settlement boundary and is 
favourably located near to existing bus stops, playing fields and key 
services in Canon Pyon. While there is currently no safe pedestrian 
access to the site, it could be potentially provided through extending 
existing pavements. Residential and/or educational development at 
this location would therefore be accessible and sustainable. 

- The site is currently served by an agricultural access with potential to 
be widened and improved. Design of this access would however need 
to consider the height difference between road level and the site. 

- Part of the site (35%) is in Flood Zone 2 and 3 and the proposed 
residential and educational uses are classified as more vulnerable 
uses. A sequential test and exception test may be required and should 
be checked with the Herefordshire local planning authority. Relevant 
mitigation strategies would be required. 

- The site is Grade 2 Very Good Quality Agricultural Land. Given that 
most sites in Canon Pyon are subject to the same constraint, 
development at this location would comply with Paragraph 17 and 
Footnote 53 of the NPPF, which sets out the principle of allocating land 
with the least environmental and amenity value. 

- The southeastern boundary of the site contains some semi-mature to 
mature trees. Further arboricultural assessment may be required to 
understand their impacts.  

- Power lines are present across the western part of the site and along 
the western boundary and may need to be potentially relocated. 

- The site is in proximity to 2 Grade II listed buildings which has some 
visibility from the heritage and their setting. Development of the site 
would need to be sympathetic to the heritage assets and their setting. 

- Development of the site for educational use would need to consider 
compatibility with employment uses at the Evans & Son site in terms of 
safety and potential noise impacts. Screening along the adjoining 
boundary may be required.  

- Overall, the site is suitable for residential development and residential 
development along with a potential primary school, subject to the 
constraints stated above being mitigated and confirmation of land 
availability. It should be noted that the site has capacity for more 
development (18-40 dwellings, if the site is for residential development 
only) than is required (2 dwellings). 

- Allocating the site for both a primary school and residential dwellings 
would make efficient use of land in a way that respects the settlement 
character and pattern of Canon Pyon. However, development should 
be avoided in the south and southeastern part of the site due to flood 
risk. These areas could be used as sports ground, playing fields or 
green space.   

- If the site is only allocated for 2 dwellings, however, regard should be 
given to how developments would relate to the existing settlement 
pattern, as well as potential viability issues in relation to power lines 
relocation, level difference and access.  
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PGNP02 

1. Site Details

Site Reference / Name PGNP02 

Site Address / Location Land to the rear of Brookside 

Gross Site Area 
(Hectares) 1.06 

SHLAA/SHELAA Reference 
(if applicable) 

SHLAA 2012: P842/2. The site is not reviewed in the 2015 and 
2019 SHLAAs, as previously assessed sites are only reviewed if 
there are new information submitted that may result in alteration 
to the sites potential. 

Made Neighbourhood Plan reference: Site D 

Existing land use Agricultural 

Land use being considered Housing 

Development Capacity 
(Proposed by Landowner or SHLAA/HELAA) N/A 

Site identification method / source 

Site identified by neigbourhood planning group and allocated in 
the made Pyons Group Neighboruhood Development Plan 2017 
for housing development (Policy PG3). 

Site (as P842/2) previously assessed in SHLAA 2012. The 
assessment concluded that the site has no development 
potential during the Plan Period of 2011-2031. The site is 
rejected based on the following reasons: 

- Existing lane (U93412) is only single track and is not
suitable for access without widening and footway
provision, which would require third party land.

- The site is comparatively shallow with residential
development to the immediate east

- Development would be contrary to the linear pattern of
development

Planning history No recent or relevant planning applications. 

Neighbouring uses 

Residential developments to northwest and west. Traditional 
Orchards to northeast and south. Agricultural land to north and 
east.  

The site is part of a larger open field. The only boundary feature 
marking its northern boundary on the ground is the Public 
Rights of Ways.  

Site Photo 
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2. Assessment of Suitability

Environmental Constraints 

Site is predominantly, or wholly, within or adjacent to 
the following statutory environmental designations:  
Yes / No / partly or adjacent 

• Ancient Woodland
• Area of Outstanding Natural Beauty (AONB)
• Biosphere Reserve
• Local Nature Reserve (LNR)
• National Nature Reserve (NNR)
• National Park
• Ramsar Site
• Site of Special Scientific Interest (SSSI)*
• Special Area of Conservation (SAC)
• Special Protection Area (SPA)

*Does the site fall within a SSSI Impact Risk Zone and
would the proposed use/development trigger the
requirement to consult Natural England?

No. The site falls within a SSSI Impact Risk Zone but 
the proposed uses do not trigger the requirement ot 
consult Natural england. 

Site is predominantly, or wholly, within or adjacent to 
the following non statutory environmental 
designations:  
Yes / No / partly or adjacent / Unknown 

• Green Infrastructure Corridor
• Local Wildlife Site (LWS)
• Public Open Space
• Site of Importance for Nature Conservation (SINC)
• Nature Improvement Area
• Regionally Important Geological Site
• Other

No 

Site is predominantly, or wholly, within Flood Zones 2 
or 3?  
See guidance notes: 

• Flood Zone 1: Low Risk
• Flood Zone 2: Medium Risk
• Flood Zone 3 (less or more vulnerable site use):

Medium Risk
• Flood Zone 3 (highly vulnerable site use): High Risk

Low Risk. The site is wholly in Flood Zone 1. 

Site is at risk of surface water flooding? 
See guidance notes: 

• Less than 15% of the site is affected by medium or
high risk of surface water flooding – Low Risk

• >15% of the site is affected by medium or high risk of
surface water flooding – Medium Risk

Low Risk. The site is only subject to very low risk of 
surface flooding. However, flooding records from Pyons 
Group Parish Council shows that surface water 
typically flow along the lane south of the site, downhill 
to Kinford where floodwater would block the road. This 
lane is subject to high risk of surface water flooding. 

Is the land classified as the best and most versatile 
agricultural land (Grades 1, 2 or 3a)? 
Yes / No / Unknown 

Yes. The site is Grade 2 Very Good Quality Agricultural 
Land. 
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2. Assessment of Suitability  

Site contains habitats with the potential to support 
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:  

• UK BAP Priority Habitat; 
• a wider ecological network (including the hierarchy of 

international, national and locally designated sites of 
importance for biodiversity);  

• wildlife corridors (and stepping stones that connect 
them); and/or 

• an area identified by national and local partnerships 
for habitat management, enhancement, restoration or 
creation? 

Yes / No / Unknown 

Unknown. The site is not identified to contain wildlife-
rich habitats but is opposite to Traditional Orchards 
(Priority Habitat) to the south and northeast 

Site is predominantly, or wholly, within or adjacent to 
an Air Quality Management Area (AQMA)? 
Yes / No / Unknown 

No 

Physical Constraints 

Is the site: 
Flat or relatively flat / Gently sloping or uneven / Steeply 
sloping 

Gently sloping 

Is there existing vehicle access to the site, or potential 
to create suitable access? 
Yes / No / Unknown 

 
Yes. The site is currently accessed via an agricultural 
access to the A4110, via a narrow, single-track lane, 
which could potentially support a limited amount of 
dwellings. 
 
The junction of the lane with the A4110 has restricted 
visibility due to placement of existing buildings and 
have little potential to provide an additional vehicular 
entrance.  
 

Is there existing pedestrian access to the site, or 
potential to create suitable access? 
Yes / No / Unknown 

No. There is currently no safe pedestrian access to the 
site. Provision of footways would require third party 
land. 

Is there existing cycle access to the site, or potential to 
create suitable access? 
Yes / No / Unknown 

No. There is currently no safe cycle access to the site. 
Its provision is likely to require third party land. 

Are there any Public Rights of Way (PRoW) crossing 
the site? 
Yes / No / Unknown 

Yes. ProW runs through the site from the north to 
southeast, marking the northern boundary of the site. 

Are there any known Tree Preservation Orders on the 
site? 
Yes / No / Unknown 

No 

Are there veteran/ancient trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

No 

Are there other significant trees within or adjacent to 
the site?   
Within / Adjacent / No / Unknown 

No 

Is the site likely to be affected by ground 
contamination? 
Yes / No / Unknown 

Unknown. An assessment would need to be 
undertaken, but it is unlikely that the site is contamined 
given its existing use. 
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2. Assessment of Suitability  

Is there any utilities infrastructure crossing the site i.e. 
power lines/pipe lines, or is the site in close proximity 
to hazardous installations? 
Yes / No / Unknown 

No 

Would development of the site result in a loss of 
social, amenity or community value? 
Yes / No / Unknown  

No 

Accessibility 
Distances to community facilities and services should be measured using walking routes from the centre of each site 
to each facility. The distances are based on the assumption that 400m is equal to approximately 5 minutes’ walk and 
are measured from the edge of the site. 

Facilities Town / local 
centre / shop 

Bus / Tram 
Stop 

Train station 
 

Primary 
School 

Secondary 
School 

Open Space 
/ recreation 
facilities 

Cycle Route 

Distance 
(metres) 

<400m. The 
site is 
approximately 
245m from 
the Canon 
Pyon Post 
Office and 
Stores. 

<400m. The 
site is 
approximately 
200m from the 
Brookside bus 
stations. 
Infrequent 
services to 
Leominster 
and Hereford. 

>1200m. The 
nearest train 
station in 
Herefordstatio
n which is 
approximately 
11.6km from 
Canon Pyon. 

400-1200m. 
The site is 
approximately 
1050m from 
the Canon 
Pyon C of E 
Academy. 

>3900m. The  
nearest 
secondary 
school is 
Weobley High 
School, which 
is 
approximately 
7.9km away 
from Canon 
Pyon. 

400-800m. 
The site is 
approxiamtely 
650m from 
the nearest 
playing fields 
to the north of 
Canon Pyon. 

>800m. 
There are no 
formal cycle 
routes in 
Canon 
Pyons. 
 

Landscape and Visual Constraints 
This section should be answered based on existing evidence or by a qualified landscape consultant. 
Is the site low, medium or high sensitivity in terms of 
landscape?  

• Low sensitivity: the site has few or no valued 
features, and/or valued features that are less 
susceptible to development and can accommodate 
change.  

• Medium sensitivity: the site has many valued 
features, and/or valued features that are 
susceptible to development but could potentially 
accommodate some change with appropriate 
mitigation.  

• High sensitivity: the site has highly valued features, 
and/or valued features that are highly susceptible 
to development. The site can accommodate 
minimal change.  

Medium Sensitivity  
 
The site at present is arable land and contains limited 
valued features. It is however identified as Wet Pasture 
Meadows in the Herefordshire Landscape Character 
Assessment 2004 (updated 2009), which are usually land 
of pastoral use with no settlement and characterised by 
linear tree cover provided by hedgerow and watercourse 
trees. These landscapes should be regarded primarily as 
areas of conservation and the unsettled, undeveloped 
character perpetuated. Creation of new wetland habitats 
are also encouraged in Wet Pasture Meadows. 
 

Is the site low, medium or high sensitivity in terms of 
visual amenity?  

• Low sensitivity: the site is visually enclosed and 
has low intervisibility with the surrounding 
landscape, and/or it would not adversely impact 
any identified views. 

• Medium sensitivity: the site is somewhat enclosed 
and has some intervisibility with the surrounding 
landscape, and/or it may adversely impact any 
identified views. 

• High sensitivity: the site is visually open and has 
high intervisibility with the surrounding landscape, 
and/or it would adversely impact any recognised 
views. 

Medium Sensitivity 
 
Long views out to the north toward higher ground on the 
horizon are a feature of the site though there is no 
immediate higher ground overlooking the site itself. The 
site therefore does not appear to have significant 
sensitivity within the landscape in terms of views into the 
settlement, though its openness does help preserve the 
linear settlement pattern and maintain the rural backdrop 
and outlook of the existing built area of the village.  
 
A number of adjacent dwellings at Patricks Orchard and 
Brookside overlook the site, giving it sensitivity in terms of 
neighbouring residential amenity.  
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2. Assessment of Suitability  

Heritage Constraints 

Would the development of the site cause harm to a 
designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

Some impact and mitigation possible. The site is in close 
proximity to a Grade II listed building (The Nag's Head 
Public House) to the southwest (100m from the site, 
although it is largely screened by existing buildings and 
parkland. 

Would the development of the site cause harm to a 
non-designated heritage asset or its setting? 
Directly impact and/or mitigation not possible / 
Some impact, and/or mitigation possible / 
Limited or no impact or no requirement for mitigation 

No impact. There are no identified non-designated 
heritage asset in the proximity. 

Planning Policy Constraints 

Is the site in the Green Belt? 
Yes / No / Unknown 

No 

Is the site allocated for a particular use (e.g. housing 
/ employment) or designated as open space in the 
adopted and / or emerging Local Plan?  
Yes / No / Unknown 

Yes. The site allocated for residential development in the 
made Pyons Group Neighbourhood Plan 2017. 

Are there any other relevant planning policies 
relating to the site? 

/ 

Is the site:  
Greenfield / A mix of greenfield and previously 
developed land / Previously developed land 

Greenfield 

Is the site within, adjacent to or outside the existing 
built up area?  
Within / Adjacent to and connected to /  
Outside and not connected to 

Adjacent and connected to the existing built up area 

Is the site within, adjacent to or outside the existing 
settlement boundary (if one exists)? 
Within / Adjacent to and connected to /  
Outside and not connected to 

Within the exisiting settlement boudnary 

Would development of the site result in 
neighbouring settlements merging into one another? 
Yes / No / Unknown 

No 

Is the size of the site large enough to significantly 
change the size and character of the existing 
settlement? 
Yes / No / Unknown 

No. Development may however create a ‘hard edge’ to 
the village due to the absence of a natural northern 
boundary feature within the larger open field in which the 
site is situated.  
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3. Assessment of Availability

Is the site available for development? 
Yes / No / Unknown

The site was identified in the 2012 SHLAA and allocated 
in the made Neighbourhood Plan. However, it is not 
known whether the site remains available for 
development.  

Are there any known legal or ownership problems 
such as unresolved multiple ownerships, ransom 
strips, tenancies, or operational requirements of 
landowners? 
Yes / No / Unknown

Unknown. It is suggested that the existing site entrance is 
not under the ownership of the site owner, although this 
would need to be confirmed.  

Is there a known time frame for availability? 
Available now / 0-5 years / 6-10 years / 11-15 years 

Unknown 

4. Assessment of Viability

Is the site subject to any abnormal costs that could 
affect viability, such as demolition, land remediation 
or relocating utilities? What evidence is available to 
support this judgement? 
Yes / No / Unknown 

Unknown 

5. Conclusions

What is the expected development capacity of the 
site? (either as proposed by site promoter or estimated 
through SHLAA/HELAA or Neighbourhood Plan Site 
Assessment) 

The site is found to be unsuitable for development during 
the Plan Period 2011-2013 in the 2012 SHLAA. 

What is the likely timeframe for development 
(0-5 / 6-10 / 11-15 / 15+ years) 

0-5 years

Other key information N/A 

Overall rating (Red/Amber/Green)  
The site is suitable and available  
The site is potentially suitable, and available.   
The site is not currently suitable, and available. 

Are there any known viability issues? 
Yes / No 

Red  

There are no known viability issues. 

Summary of justification for rating 

- The site is situated within a larger open field with its
northern boundary marked by a Public Right of Way,
without a natural boundary feature. A number of
adjacent dwellings overlook the site, giving it sensitivity
in terms of neighbouring residential amenity.

- While the site’s existing access through a narrow,
single-track lane could potentially support a limited
number of dwellings, there are no safe pedestrian
access. Provision of footways would require third party
land. Development at this location is therefore
unsustainable and would be in contrary to Policy SS7 of
the Herefordshire Local Plan Core Strategy.

- The site is in close proximity to a Grade II listed building
but has very limited visibility from the building, although
design of any potential development at this location
would need to be sympathetic to the setting of heritage
assets.
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Appendix B Site assessed in relation to recent developments in 
Canon Pyon 
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