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1.0 Introduction

1.1

1.2

1.3

2.0

This Statement sets out an assessment of the housing land supply position in
Herefordshire, updating the position from that published in January 2025, taking into
account fresh monitoring data on deliverable housing sites.

With the government’s aim of increasing the delivery of new homes, a revised
approach to the method of calculating five year supply requirements was set out in

national planning policy and guidance in the December 2024 publication.

The approach to engagement on this supply paper is explained in the relevant
sections within this document.

Planning Policy

National Planning Policy Framework (NPPF)

2.1

2.2

2.3

The latest version of the NPPF was published in December 2024. It indicates that
local planning authorities should identify a supply of specific deliverable sites,
sufficient to provide five years supply of housing against their housing requirements
set out in adopted strategic policies, or against their local housing need where the
strategic policies are more than five years old (paragraph 78).

The council will continue to assess the position against a 5 year timeframe, as this is
the period which has been used for looking at sites coming forward.

The supply of specific deliverable sites should in addition include a buffer of:
a) 5% to ensure choice and competition in the market for land; or

b) 20% where there has been significant under delivery of housing over the previous
three years, to improve the prospect of achieving the planned supply; or

c) From 1 July 2026, for the purposes of decision-making only, 20% where a local
planning authority has a housing requirement adopted in the last five years
examined against a previous version of this Framework, and whose annual
average housing requirement is 80% or less of the most up to date local housing
need figure calculated using the standard method set out in national planning
practice guidance.

Paragraph 79 sets out that to maintain the supply of housing, local planning
authorities should monitor progress in building out sites which have permission. This
will be assessed by the Secretary of State in the Housing Delivery Test, which is
explained later.

NPPF Paragraph 11 sets out the presumption in favour of sustainable development
for both plan making and decision taking. Paragraph 11d states ‘where there are no
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relevant development plan policies, or the policies which are most important for
determining the application are out-of-date this means granting permission’.

24 Not being able to demonstrate a five year supply of housing land continues to be
associated with policies that are ‘out of date’. This is clarified by Footnote 8 of the
NPPF: ‘where the local planning authority cannot demonstrate a five year supply of
deliverable housing sites (with the appropriate buffer, as set out in paragraph 78);
...or ‘where the Housing Delivery Test indicates that the delivery of housing was
substantially below (less than 75%) of the housing requirement over the previous
three years'.

2.5 In emphasising the importance of the presumption in favour of sustainable
development the NPPF is clear that the housing land supply position will need to be
balanced against other factors in the development plan and/or NPPF which could
result in the refusal of planning permission or restriction in development. Footnote 7
associated with paragraph 11 of the NPPF is helpful in stipulating those areas that
the NPPF has in mind where development should be restricted. Such areas relevant
to Herefordshire include:

¢ habitats sites (and those sites listed in paragraph194) and/or designated as
Sites of Special Scientific Interest

e irreplaceable habitats

¢ land designated as Local Green Space

¢ land designated as a National Landscape

e land affected by designated heritage assets (and other heritage assets of
archaeological interest referred to in footnote 68

e land at risk of flooding

2.6 The NPPF contains a definition of ‘deliverable? sites. To be considered deliverable,
sites for housing should be available now, offer a suitable location for development
now, and be achievable with a realistic prospect that housing will be delivered on the
site within five years. In particular:

a) sites which do not involve major development and have planning permission,
and all sites with detailed planning permission, should be considered
deliverable until permission expires, unless there is clear evidence that
homes will not be delivered within five years (for example because they are
no longer viable, there is no longer a demand for the type of units or sites
have long term phasing plans).

b) where a site has outline planning permission for major development?); has
been allocated in a development plan; has a grant of permission in principle;

" Non-designated heritage assets of archaeological interest, which are demonstrably of equivalent significance to
scheduled monuments, should be considered subject to the policies for designated heritage assets.
2 NPPF pg.72.

3 NPPF definition: - Major development: For housing, development where 10 or more homes will be provided,
or the site has an area of 0.5 hectares or more. For non-residential development it means additional floorspace of
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or is identified on a brownfield register, it should only be considered
deliverable where there is clear evidence that housing completions will begin
on site within five years.

The case of East Northamptonshire Council v Secretary of State for Housing,
Communities and Local Government * set about establishing more precisely, what
should be considered a deliverable site. This was the result of an appeal decision by
a planning inspector, whereby the council’s 5 year housing land supply was lowered
from 6.03 years to just 4.28 years. The case put forward by the council sought to
emphasise that the correct test is whether there is a realistic prospect of housing
being delivered on a site within five years. It was argued that the inspector should
have gone on to consider whether sites which did not fall within one of the specific
listed categories were "deliverable anyway".

The Secretary of State conceded that “the proper interpretation of the definition is
that any site which can be shown to be “available now, offer a suitable location for
development now, and be achievable with a realistic prospect that housing will be
delivered on the site will meet the definition...”. The examples given (in the NPPF
glossary) are not exhaustive of all the categories of sites which are capable of
meeting that definition. Whether a site does or does not meet the definition is a
matter of planning judgement on the evidence available." This approach will be
applied in the supply set out in this paper.

Herefordshire Council’s Local Plan Core Strategy was adopted in October 2015
under the regulations of the 2012 version of the NPPF. This supply paper has been
approached as closely as possible to reflect the latest guidance. The council will be
producing a new Local Plan to replace the Core Strategy under the new plan-making
system of the Levelling Up and Regeneration Act 2023, and to deliver on the county’s
new growth requirements derived from the 2024 NPPF. At the time of writing,
regulations are awaited that will detail the plan-making system under the Act.

The Housing Delivery Test

2.10

The NPPF states that “the Housing Delivery Test measures net homes delivered in a
local authority area against the homes required, using national statistics and local
authority data. The Housing Delivery Test is carried out by Central Government, and
the Secretary of State will publish the test results for each local authority in England
annually”. The latest results available at the time of writing were for 2023, which were
published in December 2024.

1,000m2 or more, or a site of 1 hectare or more, or as otherwise provided in the Town and Country Planning
(Development Management Procedure) (England) Order 2015.

4 Case of East Northamptonshire Council v Secretary of State for Housing, Communities and Local Government.

Case No. CO/917/2020
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https://cached.offlinehbpl.hbpl.co.uk/NewsAttachments/RLP/CO009192020.pdf
https://cached.offlinehbpl.hbpl.co.uk/NewsAttachments/RLP/CO009192020.pdf
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The ‘presumption in favour of sustainable development’ at paragraph 11 states that
that the presumption will apply where housing delivery is below 75% of the
requirement; in line with the Housing Delivery Test.

Regardless of passing the test, paragraph 79 of the NPPF states that where delivery
falls below the above figures or if delivery falls below 95% over three years from
2020/21, then authorities are required to prepare an action plan to assess the causes
of under-delivery, and identify actions to increase delivery. In addition to maintaining
a deliverable 5 year housing land supply, the Housing Delivery Test imposes a major
incentive to process housing applications as swiftly as possible, and work with
developers to speed up implementation and delivery.

Whereas five-year supply tries to forecast what will be built in the future, the Housing
Delivery Test looks at what has actually been delivered. Where targets have been
missed over the last three-years, a variety of consequences will apply depending on
the severity of the shortfall.

The Housing Delivery Test result for Herefordshire was 110% for 20235. At the time
of writing, the 2023 measurement was the latest published. Therefore as the result is
more than 95% delivery rate, there is not currently a requirement to undertake a
Housing Delivery Test action plan for 2025. The 2024 and 2025 measurements are
expected to be published concurrently before the next 5 year supply update takes
place in 2026.

Planning Practice Guidance (PPG)

2.15

2.16

The PPG Guidance indicates that Local Planning Authorities are expected to be
transparent with regard to the information that is set out in the 5 year supply.
Commentary on site progress, including reasons for slow/fast rates of activity as well
as build out rates, are expected to be set out.

Site information required

Assessments need to be realistic and made publicly available in an accessible format
as soon as they have been completed. Assessments will be expected to include:

for sites with detailed planning permission, details of numbers of homes under
construction and completed each year; and where delivery has either exceeded or
not progressed as expected, a commentary indicating the reasons for acceleration,
or delays to commencement on site or effects on build out rates;

for small sites, details of their current planning status and record of completions and
homes under construction by site;

for sites with outline consent or allocated in adopted plans (or with permission in
principle identified on Part 2 of brownfield land registers, and where included in the 5
year housing land supply), information and clear evidence that there will be housing

5 The result for 2022 was 124%. The result for 2021 was 103%.
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completions on site within 5 years, including current planning status, timescales and
progress towards detailed permission;

permissions granted for windfall development by year and how this compares with
the windfall allowance;

details of demolitions and planned demolitions which will have an impact on net
completions;

total net completions from the plan base date by year (broken down into types of
development e.g. affordable housing); and

the Five Year Housing Land Supply calculation clearly indicating buffers and
shortfalls and the number of years of supply.

The majority of the above actions have been addressed in this Annual Position
Statement. Any remaining information such as affordable housing completions will be
set out in the Council’s most up to date Authority Monitoring Report (AMR).

Development Plan Position

218
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2.20

2.21

The Herefordshire Local Plan - Core Strategy was adopted by Herefordshire Council
on 16 October 2015. At the time of writing, the council had recently completed a
Regulation 18 draft Local Plan consultation. This plan had been drafted to cover a
period of 2021-2041 and replace the Core Strategy on adoption. However, in light of
subsequent revisions to the NPPF and the unprecedented uplift in growth targets
derived from it, the decision was taken to stop work on this plan in order to devise a
fresh spatial strategy to accommodate the new requirements. This new plan will
cover the period 2025-2045.

Going forward, the Council will be monitoring its Housing Delivery Action Plan, the
last of which was published in 20209, to address and maintain delivery.

There has been good progress with the uptake of Neighbourhood Development
Plans (NDPs) across the county. All “made” NDPs form part of the statutory
development plan for the relevant parish area, in conjunction with the Core Strategy.
A number of the “older” made NDPs are in a position to be reviewed. Though as set
out in 2.18, such reviews may not take place until there is more certainty on the
policy direction of the Local Plan. Further information on NDPs, their progress, and
contribution in the supply can be found at paragraph 5.41.

As the NPPF requires an annual update to the Five Year Supply position of each
local authority, this statement sets out the annual position at April 2025

Neighbourhood planning and housing land supply policy guidance

2.22

Neighbourhood Plans support the strategic policies contained within local plans. The
policies and allocations within Neighbourhood Plans provide an important source of
housing supply.

6 Herefordshire Housing Delivery Test Action Plan 2020
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Paragraph 14 of the NPPF (2024) refers to paragraph 11d whereby it states in
situations where the presumption applies: 'where there are no relevant development
plan policies, or the policies which are most important for determining the application
are out of date’, it is expected that permission is granted unless there are other
material matters. Therefore, the presumption applies to applications involving the
provision of housing, the adverse impact of allowing development that conflicts with
the Neighbourhood Plan is likely to significantly and demonstrably outweigh the
benefits, provided all of the following apply:

a) The Neighbourhood Plan became part of the development plan five years or

less before the date on which the decision is made; and

b) The Neighbourhood Plan contains policies and allocations to meet its

identified housing requirement;
Additional housing land supply matters

Impact of raised levels of phosphate within the River Lugg catchment upon
residential developments

In Herefordshire, the River Wye and its tributaries are recognised as being of
international importance for their unique character and wildlife, requiring the highest
level of protection, management, enhancement and, where appropriate, restoration.
The River Lugg is part of this catchment. Herefordshire Council as the ‘competent
authority’ under the Habitats Regulations, (The Conservation of Habitats and Species
Regulations 2017) is legally required to assess the potential impacts of projects and
plans, on internationally important sites which include the River Wye Special Area of
Conservation (SAC).

The River Lugg is a tributary of the River Wye and forms part of the designated site,
covering predominantly the north of the Herefordshire administrative area’ . A list of
parishes within the River Lugg hydrological catchment can be found at Appendix 6.
The River Lugg is currently failing its conservation targets of phosphate levels as a
result of water pollution from both ‘point’ source; in particular sewage outlets and
‘diffuse’ sources; from agricultural run-off. In light of the Dutch Case® developments
which cannot demonstrate within a Habitat Regulation Assessment that they will not
affect the integrity of the River Wye or have a likely significant effect’ are unlikely to
be acceptable. Additionally, a small area in the north west of the county is within the
River Clun catchment, which is similarly affected by failing conservation targets.

The elevated levels of phosphates within the SAC had been preventing the approval
of developments which could release any additional phosphates into the River Lugg.
Only where development proposals were able to meet a number of criteria which

7 Map of Herefordshire associated River catchments affected

8 Dutch Case Cooperatie Mobilisation handed down in November 2018 by the Court of Justice of the European
Union (Joined Cases C-293/17 and C-294/17) (known as the Dutch Case)
Dutch Case link


https://www.herefordshire.gov.uk/download/downloads/id/20536/map_showing_river_wye_and_river_lugg_sac_catchment_area_in_herefordshire.pdf
http://curia.europa.eu/juris/liste.jsf?num=C-293/17&language=en
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provided certainty that the development will not increase the level of phosphate within
the River could such developments be permitted. This had lefta significant number of
planning applications unable to be determined, and others where conditions applied
to planning permissions that could not be discharged until the issue was resolved.

3.4  To address the issue, the River Wye Nutrient Management Plan® (NMP) was
reviewed, with a series of actions to address the phosphate issue. The NMP is a
partnership project developed to reduce phosphate levels in the Wye catchment,
including the River Lugg, to below the target level by 2027 in line with the Water
Framework Directive. The NMP is managed by the Nutrient Management Board
(NMB), which includes amongst its members Herefordshire Council, Powys Council,
Natural England, Natural Resources Wales, the Environment Agency, Dwr Cymru
Welsh Water, the Wye and Usk Foundation, National Farmers’ Union and the County
Land and Business Association.

3.5 ltisintended that the range of measures in the NMP will look to provide sufficient
certainty to demonstrate that new residential development will be nutrient neutral or
will provide betterment. The revised set of actions being developed by the NMB can
be viewed below°.

3.6 As part of this work, the council are developing solutions, with plans for the creation of
a series of integrated wetlands in the Lugg catchment area. The council
commissioned an ‘Interim Phosphate Plan’ (IPP) which will demonstrate how it will
proceed with the design, planning applications, land acquisition and development of
Integrated Wetlands to ensure new development can be demonstrated to be
phosphate neutral or provide betterment, therefore allowing development to come
forward. The first wetland is already in operation near the waste water treatment plant
at Luston, north of Leominster. The second site at Tarrington is now underway.

3.7  Stage 1, 2 and 3 of the Interim Plan have been completed. Stage 1 set out a standardised
methodology for the calculation of the phosphate load of individual projects or plans
within the Lugg catchment for the lifetime of each development. This included the
phosphate calculator to be used by developers and officers for proposed sites
situated in the catchment. Stage 2 provided a review of the potential mitigation
solutions that could be used to remove phosphate from the environment in the River
Wye SAC catchment. The outcome of the review included a set of recommendations
for options that were likely to provide robust solutions for phosphate mitigation to
achieve nutrient neutral residential development.

Stage 3 established an additional means of offsetting the identified phosphate load
through developer payments via section 106/CIL contributions. The distribution of
these contributions were co-ordinated by the council, allocated to fund projects to
reduce phosphate levels within the River Lugg. Stage 3 of the report sought to
produce a means of costing the phosphate load of a project or plan previously
identified using Stage 1 of the report.

9 River Wye SAC Nutrient Management Plan 2014
10 NMP Board July 2020 Additional Actions Added
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The methodology for calculating developer contributions included both the value of
offsetting the phosphate, plus an administration fee.

The methodology proposed took account of best practice examples nationally as well
as local factors.

The solutions for the phosphate pollution abatement included wastewater treatment,
planting, revegetation and wetland creation. When schemes are proposed,
developers are offered the chance to purchase credits, which will mean there will be
no additional phosphorus pollution as a result of the new development.

At the time of writing, construction has been completed of the first of the wetlands at
Luston, with a further one currently underway at Tarrington.

These wetlands effectively absorb the phosphates produced from new housing
developments by natural processes, thereby eliminating additional phosphate
pollutants into the river. The objective of the installation of the wetlands is to provide
betterment for all sites in the Lugg catchment rather than being specific to individual
sites. The Council has resolved to provide funding for further integrated wetlands".
This decision sets out a clear and comprehensive framework for their provision by
addressing funding, legal, land acquisition and operational aspects. The report
indicates that scientific certainty does not necessarily require any wetlands to be
operational, but rather to be sufficiently advanced to demonstrate that the impact will
provide certainty in respect of the reduction in the quantity of phosphate.

In addition the, there are also a number of private sector funded proposals for the
development of integrated wetlands, which are also being developed to enable the
release of housing development.

It is anticipated that these actions will continue to provide sufficient certainty to allow
new housing developments in the Lugg catchment to be permitted. However, in
recognition of the complexity of this issue and potential difficulties in demonstrating
the level of certainty required, a cautious approach has been taken when making
judgements on the deliverability of impacted schemes within the 5 years. Schemes
that have been held up by this issue, either pending a Section 106 agreement or the
discharge of conditions relating to drainage, are offered the opportunity to progress
through the purchase of phosphate credits on a first come, first saved basis. A list of
ordered priority sites can be found in Nutrient management - guidance for developers
— Herefordshire Council. This is addressed further on in the section on discounting in
Section 5 of this report.

" Integrated Wetlands key decision on 10th August 2020 to fund wetlands



https://www.herefordshire.gov.uk/nutrient-management/nutrient-management-guidance-developers/3
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OFFICIAL

Approach to site survey work

3.11

4.0

This is the seventh 5 Year Supply Paper drafted since the Covid-19 Pandemic. The
2020 & 2021 exercises had to be subjected to a revised, desk-based approach in
order to comply with legal restrictions on movement. This approach was retained for
subsequent annual exercises, with information on development progress collected
through alternative means than site visits. However, it was concluded in 2024 that
after 4 years of this approach, for this year’s work a return to in-person site visits
would be the best course of action in order to ensure the robustness of the data
being fed into the process. For 2025, this approach has largely been retained.

Calculating the Housing Land position

Housing target — Standard Method

41

4.2

4.3

The NPPF states that strategic policies should be informed by a local housing needs
assessment conducted using the standard method in national planning guidance
(paragraph 62). As the Herefordshire Core Strategy was adopted over five years
years ago (October 2015), its housing targets are considered to be out of date. The
emerging Local Plan has not yet been subject to examination and is in the early
stages of development. The standard method set out in the NPPF 2024 should
therefore continue to be used to calculate the housing requirement.

The Planning Practice Guidance sets out how the standard method is used to
calculate an annual local housing need, shown in 4.4 below. This adopts a new
approach to the calculation. Previously the baseline used in Step one made use of
projected household growth figures for the next 10 years. This has been replaced by
using a 0.8% of the estimated existing housing stock in the county. The method
provides an annual number which can be applied to the whole plan period. The
methodology also confirms that the current year should be used as the starting point
to calculate growth over that period. The baseline is then adjusted to take account of
the local housing affordability data which compares the median average of house
price of properties sold in the county over the year to the median average income of
people working in the county. The inputs for this adjustment have also changed with
the revised standard method. The median affordability ratio now is an average over
the figures for the past 5 years, divisible by 5 instead of 4, with a higher multiplier of
0.95 as opposed to 0.25, increasing the emphasis placed on affordability.

As set out in the PPG, the Core Strategy can no longer be used to determine targets
for the 5 Year Land Supply, the Standard Method will be the target it is compared
against. The need is based on housing stock and a median affordability factor from
the Office for National Statistics (ONS) See the calculation set out in 4.4 for further
detail.
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Minimum annual housing need at September 2025

4.4

Step 1- Setting the baseline

Estimated housing stock in Herefordshire at 2025: 90954 12
X 0.8%
=727.632

Step 2- An adjustment to account for affordability

2024 median workplace-based affordability ratio for Herefordshire'3: 9.61
Adjustment factor= (Five year average affordability ratio —5/5) x 0.95 + 1
So

Adjustment factor= (9.61 -5/5)x 0.95 + 1

9.61 (local affordability ratio) — 5 = 4.61
4.61/5=0.922

0.922 x 0.95 = 0.8759

0.8759 + 1 =1.8759

The minimum annual local housing need figure for Herefordshire
(adjustment factor) x projected household growth

1.8759 x 727.632 = 1364.9648699

The resulting figure is 1365 (rounded).

This equates to 1365 x 20 = 27,300 over a 20 year plan period. The figures are
updated annually and can be applied for a two year period.

Definition of a dwelling

4.5

For the purposes of this exercise, it is necessary to define what a dwelling is for it to
be included in the supply count. The Town and Country Planning (Fees for
Applications, Deemed Applications, Requests and Site Visits) (England) Requlations
2012 defines it as follows - "a building which is used as a single private dwelling
house and for no other purpose" where 'building' is interpreted as per the Town
and Country Planning Act 1990. The Planning Portal’s definition is helpful in setting it

2 Table 125 Live tables on dwelling stock (including vacants) - GOV.UK
3 Table 5¢ House price to workplace-based earnings ratio - Office for National Statistics (ons.gov.uk)



https://www.legislation.gov.uk/uksi/2012/2920/regulation/2/made
https://www.legislation.gov.uk/uksi/2012/2920/regulation/2/made
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https://www.legislation.gov.uk/ukpga/1990/8/section/336
https://www.gov.uk/government/statistical-data-sets/live-tables-on-dwelling-stock-including-vacants
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian

4.6

4.7

5.1

OFFICIAL

out: A dwelling is a self-contained building or part of a building used as residential
accommodation, and usually housing a single household.

For the purposes of this position statement a dwelling is a:

e house

e bungalow

o flat/apartment

e maisonette

e converted farm building

e replacement dwelling

e permanent house situated in the open countryside with an agricultural tie by
means of a planning condition or obligation.

e separate annex/granny annex which can be clearly used as a separate unit
(own main door, no shared facilities, no restrictive planning conditions)

¢ house in multiple occupation for up to 6 persons (one dwelling)

e park home as part of a site of similar homes, or individual residential
caravans for permanent use all year round by residents

It does not include:

o dwellings with conditional restrictions on occupancy during the year or in
connection with temporary employment

o temporary static caravans/mobile homes annexes with access via the main
house or shared facilities.

e holiday homes

Methodology and components of the supply

In assessing the components of the 5-year housing supply position in Herefordshire
the contents of the NPPF and NPPG have been considered:

. Sites with planning permissions include sites with full planning permission, sites

with outline permission, hybrid'# applications and sites currently under
construction as at 1 April 2025.

. Sites which have received a resolution to grant planning permission between 31

March 2024 and 1 April 2025. There are also some sites awaiting completion of
Section 106 agreements from previous years, which have been included in the
assessment

. Sites with prior approval for permitted development rights, which would create a

dwelling, Certificate of Lawful Existing Use or Development (CLEUD) since the
start of the plan period and sites with permission in principle.

. Inclusion of student and communal establishment accommodation with a ratio

applied as per the guidance’®. Student housing ratios stand at 2:5. The ratio
applied to other communal accommodation will be based on the national average

4 Seeks outline planning permission for one part and full planning permission for another part of the same site
15 Housing Delivery Test (publishing.service.gov.uk) Measurement Rule Book 2018



https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/728523/HDT_Measurement_Rule_Book.pdf
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number of adults in all households, with a ratio of 1:8. This ratio has been applied
within the data.

5. The contribution that Core Strategy strategic housing proposals can make to the
five year supply.

6. A windfall site allowance. The Council has made no allowance for windfalls in the
first three years in order to avoid double counting with existing commitments. As
such there would be a windfall calculation for years 4 & 5.

7. An assessment of the realistic number of dwellings which are likely to be delivered
through neighbourhood development plans over the five year period.

Other factors are also considered against the calculation of five year supply and
these relate to:

8. The latest Housing Delivery Test result for Herefordshire is 110%.

The section below explains how each of these factors has been taken into account.

Sites with planning permission

5.2

5.3

54

Sites with full or reserved matters permission which are considered to be deliverable
can contribute to housing supply. The NPPF includes a definition of deliverable. It
confirms that sites with detailed planning permission or sites which are not a major
housing development (less than 10 dwellings) should be included unless there is
clear evidence to indicate they will not be developed. In this report sites have been
assessed to determine if any are experiencing delays. Where problems have been
identified, discounts have been applied.

Sites with outline permission which are considered to be deliverable can still
contribute to housing supply. However, the NPPF requires more evidence to
demonstrate that the site is expected to be delivered in order to be included in the
supply. This is particularly the case on sites accommodating 10 or more dwellings.
The standard lead in times allows an additional period for such sites to obtain full
planning permission and discharge conditions as required. An assessment of all sites
in this category has been carried out and discounting has been applied where
inactivity exists. Communications with development management officers, agents,
house builders and developers have been undertaken to establish a picture of the
progress being made. Sites which have been shown to be progressing through
activities such as: land sales; reserved matters applications; discharge/variation of
conditions; and housebuilder involvement are considered to be making progress
through the system. Where there has been inactivity, or site progress has not been
made, then a partial or complete discount of the site has been applied.

Sites that are under construction are considered to be deliverable and such sites
continue to deliver completions. Such sites are making steady progress and evidence
suggests that they will continue to do so.
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Additional supply contributions from other types of permissions

5.5

5.6

5.7

5.8

5.9

5.10

5.11

Permission in Principle (PIP) is an alternative way of obtaining planning consent for
housing led development. It separates the consideration of the principle of planning
permission from the technical detail of the permission, and so is split into two stages.
These sites will be included in commitments when they arise.

Certain types of development are granted planning permission by national legislation
without the need to submit a planning application. This is known as 'Permitted
Development'. In order to be eligible for these permitted development rights, each
'Class' specified in the legislation has associated limitations and conditions that
proposals must comply with.

One such condition on certain classes of permitted development is the need to
submit an application to the Local Planning Authority to determine if its 'Prior
Approval' will be required. This allows the Local Planning Authority to consider the
proposals, their likely impacts in regard to certain factors (e.g. transport and
highways) and how these may be mitigated. Generally in this county they tend to be
Class Q type developments which is the conversion of an agricultural building to a
dwelling house. There are a small number of these permission types within the
commitment list. Notably, under Class Q (a) & Class Q (b) if any, must be completed
within a period of 3 years starting with the date of the permission. Appendix 1 lists all
commitment sites with planning permission at 1 April 2025.

As the housing target of the Core Strategy is no longer in use for the purposes of the
supply, the new standard method calculation will instead be the recognised target.
Planning Practice Guidance for specialist housing for older people was updated in
2019 and indicates that plan-making authorities may count provision for older people
in Class C2 against their housing requirement. There is therefore a need to establish
the amount of accommodation released in the housing market and its equivalent in
dwelling numbers.

The adjustments for student and other communal accommodation have been
calculated using the MHCLG’s Housing Delivery Test Measurement Rule book 6.
Adjustments are applied using two nationally set ratios, based on England Census
data. The national average number of students in student only households is 2.5.
This has been calculated by dividing the total number of students living in student
only households by the total number of student only households in England.

The ratio applied to other communal accommodation such as nursing homes will be
based on the national average number of adults in all households, with a ratio of 1:8.
This has been calculated by dividing the total number of adults living in all
households by the total number of households in England. Source data is from the
Census 2011.

The above ratios have been applied to the number of student bedrooms and nursing
home bed spaces coming forward. They have been set out towards the end of
Appendix 1.

16 Housing Delivery Test (publishing.service.gov.uk)
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Figure 1a. Commitments (before discount)

Commitments 2024/25
Not started 3007
Under construction 1078
Total (Gross) 4085
Total (net) 3998

Commitment sites discounts and considerations

5.12

5.13

5.14

In line with the requirements of the NPPF and PPG a more detailed assessment of
sites has taken place. Some of the larger sites may still have further applications,
land assembly and purchases to complete before commencement on site can begin
therefore their ability to contribute fully to the supply has been considered and
discounts and adjustments have been applied where necessary. All outline
permissions capable of accommodating 10 or more dwellings have been assessed to
determine their deliverability.

A combination of intelligence gathered by the Council’s Development Management
team as well direct contact with agents, and the house builders associated with the
sites has been used to determine how much these sites will contribute to the supply.
In many cases agents have confirmed that sites are still progressing. In some cases
there has been no response from applicants, and agents, therefore the Council has
looked at progress on the planning process, site size, date of expiry, other issues
causing delays and made a judgment as to whether the site should form part of the

supply.

The phosphates issue in the catchment of the River Lugg is summarised above in
this report, and is acknowledged to have implications for a number of impacted sites.
All sites with permission in the Lugg catchment'” have been assessed to consider
whether they should be included as part of the five year supply. The following is
based on the latest information that we have from the project team responsible for
creating Integrated Wetlands to achieve phosphate reduction and ultimately resolve
the issue to allow housing to come forward. Though the offering of phosphate credits
to release a number of held up developments on a first come, first served basis is a
significant positive forward step, it is far from certain that the sites on hold owing to
this will be able to come forward, or be completed within the first year of the 5 year
period. It is, however, reasonably expected that they will have been able to by the
end of the 5 year period.

e For planning permissions that have been unable to commence and may lapse
before phosphate credits are made available to them, positive steps are being

17 Map of River (Special Area of Conservation) Lugg catchment
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taken to work with developers to implement a “technical” start to the
development, thereby keeping the planning permission extant until such time
that credits become available to them.

o Developers with extant outline permissions that are held are also being
encouraged to submit reserved matters applications in order to be able to join
the “queue” to purchase phosphate credits.

Where sites with full planning permission are known to have some other factors
causing delays to delivery they have also been discounted in part or full where
necessary. Full details of the discounted sites can be seen in Appendix 2 including
the reasons for discounting and retention of sites as part of the supply are also set
out. Discounting has been considered and applied to certain sites with:

o full planning permission

o full planning permission on sites situated in the Lugg catchment with

Phosphate issues
e outline planning permission and
¢ sites with a resolution to grant planning permission, see para 5.16 below.

Sites with a resolution to grant planning permission

5.16

All sites which have been to planning committee and have achieved a resolution to
grant permission between 31 March 2024 and 1 April 2025 have been considered as
part of the supply. There are also sites from previous years which are still awaiting a
Section 106 sign off, which are also assessed for their potential to contribute to the
five year supply. They too have been assessed and discounted where necessary. As
these sites currently have no expiry date but due to their location in the Lugg
catchment, the sign off of the Section 106 legal agreement is preventing further
progress. However, they still have potential to come forward beyond the one year
expected timeframe subject to a solution to the phosphate issue being achieved. All
of these sites are also set out in Appendix 2.

Figure 1b indicates the commitments once all of the above discounts have been
applied.
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Figure 1b Commitment figures (post discounting)

A total of 3738 is the final commitment figure that will contribute to the supply.

Commitments (net) 2024/25 | Discounted ST
Total

Total commitments (net) 3998

Dwellings on Resolution to grant permission sites 164

Qommltments and resolution to grant permission 4162 4162

sites

Discounted full permissions 53

Discounted full permissions (sites with capacity 34

<10 units) Lugg catchment

Discounted outline permissions 187

Discounted resolution to grant permission sites 150

Total discounted 424 424

All commitment sites after discounting 3738

Strategic urban extensions

5.17

5.18

5.19

The Core Strategy strategic housing proposals have the potential to make a
significant contribution to the overall housing land supply over the plan period. They
were vigorously examined as part of the Core Strategy examination in public.
Detailed discussions with developers, agents and landowners have been progressing
on a regular and productive basis and as outlined in the following sections.

Projected out-turns on these sites have been assumed at levels currently advised by
the in house planning officers to establish lead in times for each decision milestone.
This has also been balanced against the views of the relevant applicants or agents
associated with each site. Estimations on commencement and build out rates have
been advised by the development industry during June-August 2025. Figure 3 sets
out the projected annual build rate for each of the strategic sites. However, given the
size of these sites and the potential for more than one house-builder to be active on
site at any one time, there is potential for a significant increase in the levels of
delivery should there be a further increase in market demand for housing in the area.
The delivery of strategic site allocations will be a key focus as these will make a
substantial contribution to housing delivery in the longer-term.

Three of the urban extension sites within the Core Strategy now have planning
permission following two separate Planning Committee meetings. Holmer West
(150478) in Hereford achieved a planning permission for 460 dwellings in August
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2016. Phase 1 for 88 dwellings and Phase 2 application (182712) for 221 dwellings
are complete. As of this year, all remaining phases of the scheme are completed.

In March 2018, land at Hildersley in Ross on Wye (150930) achieved outline planning
permission for 212 dwellings. Barratt & David Wilson Homes achieved planning
permission for a Reserved Matters application (210374) for 210 dwellings in March
2022 and the site under construction. The site is accounted for in Appendix 2.

In March 2021, Land North of the Viaduct (171532) in Ledbury was granted
permission on appeal by the Secretary of State for 625 dwellings. The landscaping,
layout, scale and appearance reserved matters application was approved in August
2022 (222231). Conditions were discharged in July 2023 and the site is under
construction.

Hereford western urban expansion, Three Elms

Three Elms is principally in the ownership of the Church Commissioners who provide
active support for the development proposed. An outline planning application
(162920) was validated in September 2016. Smaller areas of land to the south of the
expansion area are covered by options to Taylor Wimpey. Development at Three
Elms is subject to planning policy requirements for a range of social, transport and
environmental infrastructure. The range and scale of matters to be addressed is
generally typical for a scheme of this nature. Flood risk considerations are addressed
in the policy.

Policy HD5 required the development to make contributions to Hereford
transportation improvements (infrastructure and sustainable transport measures),
and to deliver land and infrastructure to facilitate the construction of the adjoining
phase of the Hereford Bypass. The Council took a decision® to stop progress on
both the South Wye Transport Package and the Hereford Transport Package (HTP),
which includes the bypass. As a result, all work and studies on the new road
infrastructure have stopped. As a consequence of this, following further investigation,
in order for the development to be able to demonstrate that it will not cause an
unacceptable strain upon the local highway network, the developer submitted an
outline application for a smaller scheme on part of the site for around 350 dwellings in
July 2022 (222138). This is expected to be presented to Planning Committee for
determination by the end of 2025.

The outline is understood to be progressing and it is possible that a resolution will be
achieved via a committee decision in the coming months. Therefore it is possible to
anticipate that progression to reserved matters and the delivery of some units is likely
towards the latter end of the supply period.

18 Extraordinary meeting of Council 2 Feb 2021



https://councillors.herefordshire.gov.uk/ieListDocuments.aspx?CId=291&MId=8078&Ver=4

5.25

5.26

5.27

5.28

5.29

5.30

OFFICIAL

Hereford southern expansion, Lower Bullingham

Lower Bullingham is controlled by a single developer (Bloor Homes). Significant
technical work undertaken by the developer has been discussed with the Council and
other stakeholders. A hybrid application (194402) for 1,300 was submitted in
December 2019.

However, as set out above regarding the strategic site at Three EIms, the stop
decision regarding the bypass and Southern Relief Road has affected this site in a
similar way, and the developer will be expected to demonstrate that the site can
come forward without compromising the road network. However, as this site already
has a house builder on board, it is expected to have less delay in delivering the site
once a decision has been made.

An application for a reduced size scheme proposed as a “phase 1” comprising 540
units is awaiting determination pending a Section 106 agreement. The site is
expected to commence delivery of phase 1 in 2027/28, with around 50 dwellings
expected to be delivered per annum.

Hereford, City Centre development

The Core Strategy identifies the city centre as providing 800 houses over the plan
period. This area is not an SUE as such, but more of a strategic policy priority to be
delivered as part of a co-ordinated redevelopment with the majority of those new
houses to be delivered within the urban village, a policy area; formed by a
conglomeration of underutilised sites located to the north of the river bounded by the
railway line to the north. The remainder is comprised of individual planning
permissions across the policy area. The policy area of HD2 is situated in the centre
of Hereford, see Appendix 7 for map of the area covered by HD2.

The Link Road traverses across Merton Meadow from Commercial Road to Edgar
Street and opens up previously land locked sites for development. Other than the
Link Road, which is complete, delivery of housing in the city centre is not dependent
on the delivery of any other strategic infrastructure, and applications for housing
schemes are regularly coming forward. Welsh Water are fully engaged in discussions
on the improvements required to the water and sewerage infrastructure.
Contributions towards additional educational needs would be expected to come
forward as part of this development. A flood alleviation scheme for the Merton
Meadow area has been given planning approval to unlock further land for
development in this part of the city.

The completion rate to date in this area is 565 dwellings'® since 2011. This
completion figure set against the target for delivery of 800 dwellings shows that
approximately, a further 235 dwellings should be delivered to meet the Core Strategy
growth targets for this area. However, outstanding commitments within this area

¥ The completion and commitment figure has already been incorporated into figures above to avoid double
counting.
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amount to 119 dwellings. Based on recent year’s performance, the build out has
been revised down, as it is more reflective of delivery rates in the area over the past
nine years. Therefore a rate 40 dwellings per annum for years 4 and 5 is forecast to
avoid double counting with current permissions. This is also the anticipated rate
without any duplication with the windfall allowance.

The council is working alongside its strategic partners, to deliver redevelopment of
the land it owns in and around the city centre, particularly within the area close to the
link road known as Station Approach. Flood mitigation work is required to release
this land, a scheme for which has been approved as mentioned in 5.29. Homes
England will be supporting the council and its partners with increased financial help to
include grants and this will include the Registered Providers. There will be joint
development agreements on strategic land purchases as well as capacity support for
the council. Figure 2 below outlines the current rate of commitment and completions
for this area. Appendix 1 contains a list of all the HD2 commitments and Appendix 4
for the completions in this area of Hereford. In addition, work has commenced on a
“Hereford Transport Hub”, that will deliver an integrated bus and rail station for the
city at this location.

Figure 2. HD2 City Centre progress

City Centre HD2 | COTPIStONs | Commiments
2011-2024 557

2024/2025 8 119
Total to date 565

Bromyard, Hardwick Bank

The Core Strategy strategic urban extension site in the town is in the controlling
interest of Bovis Homes. Outline approval for 250 dwellings was resolved to grant at
Planning Committee in January 2024. A time frame to November 2024 was agreed at
a subsequent committee for agreeing a Section 106 agreement and the purchase of
phosphate credits.

The application had previously been held up by phosphate, water and viability issues,
which had prompted a review by the developer. These issues have now been
resolved.

The site has a resolution to grant permission following approval at committee in 2024.
Currently, the issuing of the decision is being delayed by what is understood to be
issues with land transfer and Section 106 negotiations with regards to education
provision. There is not currently a clear timescale for the resolution of these issues,
but it is still the expectation that the decision can be issued and that units can be
delivered within the 5 year period.
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Leominster Southern Expansion

Policy LO2 of the existing Core Strategy sets out a number of planning policy
requirements for a range of social, transport and environmental infrastructure. A
critical element of this is the provision of a link road from east to west at the
southern limit of the urban extension to serve the new development. The likeliest
section of the site to provide for early release of land would be on the eastern side
of the site on Hereford Road. The Council is currently looking at a timetable to
bring the site and the road forward. Some developer interest in bringing the site
forward has been expressed at the time of writing. However due to the site’s
progress to date it is not expected to deliver in the short term and is more likely to
be in the medium term future.

Figure 3. Strategic Urban Extension Sites build out rate at April 2025

Strategic Estimated | 2025/ | 2026/ | 2027/ | 2028/ | 2029/ | Sub
location 2024 Core 2026 | 2027 | 2028 | 2029 | 2030 total
Strategy
site
capacity
Hereford
Hereford, 1000 0 0 50 70 70 190
Three Elms
Hereford, 1000 0 0 40 50 50 140
Lower
Bullingham
Hereford, City | 800 (-565) 0 0 0 40 40 80
Centre Urban Remainder
Village to be
delivered
=235
Leominster
Leominster, 1500 0 0 0 0 0 0
Southern
expansion
Total 4535 0 0 90 160 160 410

Windfall assessment

5.36

Windfall sites are those that have not been specifically identified as available in the
Local Plan process. They normally comprise previously-developed sites that have
unexpectedly become available. Herefordshire is a predominantly rural county and
experiences a number of windfalls that also come forward on greenfield land. The
Revised NPPF states at paragraph 75, ‘Where an allowance is to be made for
windfall sites as part of anticipated supply, there should be compelling evidence that
they will provide a reliable source of supply. Any allowance should be realistic having

regard to the strategic housing land availability assessment (SHLAA/HELAA), historic

windfall delivery rates and expected future trends’. In her report regarding the
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soundness of the Core Strategy the Inspector indicated in paragraph 50 that the Core
Strategy’s windfall allowance s justified by figures from past monitoring reports
showing a consistent level of windfalls throughout the county over many years.”

The SHLAA/HELAA is an assessment of the likely total numbers of new houses that
could be achieved on sites with potential to deliver 5 or more dwellings. Historically,
larger windfall sites have not formed a major part of the housing supply. Therefore it
was decided to continue to focus this assessment on the smaller windfall sites as
they have a stronger pattern of occurrence. The historic performance of windfall sites
accommodating four or less dwellings was assessed as these sites would not be
identified through SHLAA/HELAA. Historic windfall completions are detailed in the
table below.

The evidence in Figure 4 however indicates that on average, 220 dwellings came
forward per annum on sites with capacity for 4 or less dwellings over past 10 years.
While the NPPF does not support the inclusion of garden land as windfall
development, the Council believes there is clear evidence and policy support that
supply from this source will continue and it is suggested there is additional flexibility
for these sites to come forward. In Neighbourhood Development plans without
specific site allocations, there are 35 which contain settlement boundaries and
criteria based policies to allow for continuing growth within the settlement for these
windfall developments.

Figure 4. Historic windfall completion rates

YEAR Net Windfall Net Windfall?® (site
Completions (all sites) capacity 4 or less)

2004/05 454 297

2005/06 610 278

2006/07 552 243

2007/08 559 263

2008/09 449 191

2009/10 342 176

2010/11 267 158

2011/12 233 89

2012/13 137 57

2013/14 281 95

2014/15 647 303

2015/16 253 122

2016/17 347 128

20 These completions exclude residential garden land completions
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YEAR Net Windfall Net Windfall?® (site
Completions (all sites) capacity 4 or less)

2017/18 707 319

2018/19 583 238

2019/20 641 188

2020/2021 609 321

2021/2022 685 314

2022/2023 750 214

2023/2024 978 221

2024/2025 391 130

TOTAL 10475 4345

Windfall sites accommodating four or less dwellings account for about 31% of the
total housing completions over the past 10 years. The Council therefore considers it
realistic and reasonable to expect 100 windfall units will be delivered per year over
the next 5 years (in line with the windfall estimate set out in the Core Strategy).
Based on past trends and the number of windfall sites that are currently either
undetermined applications or at an advanced stage of preparation, this is considered
to be a conservative estimate of what is likely to be delivered.

To avoid double counting, the Council has applied the windfall allowance within the
housing trajectory from year 4 onwards only (28/29 & 29/30) to recognise the
contribution small sites make to the housing land supply. This is because planning
permission lasts for 3 years and some of the existing housing commitments will
already be windfall developments.

The windfall allowance for years 4 and 5 is set at 100 dwellings per annum,
accounting therefore a total of 200 in the 5 year supply.

Sites brought forward through Neighbourhood Development Plans

5.41

The Council has been proactive in working with local communities on the preparation
of Neighbourhood Development Plans. There are currently 114 Neighbourhood
Development Plans (NDPs) being prepared including Made NDPs which covers all
the market towns except Bromyard and over 87% of those rural settlements
highlighted for growth. It is expected that they will take between 12 and 18 months to
reach adoption. Once adopted, these NDPs will add local detail to the policies set
within the Core Strategy, as required by national planning policy set within the NPPF,
as well as playing a major part in the delivery of the level of housing required in the
plan period. Paragraph 40 of the NPPG is clear that Neighbourhood plans should
deliver against the up to date evidence of housing needs.
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Housing delivery in the rural areas has historically been strong and has provided
approximately half of development in the County. Housing allocations within rural
areas are contained within neighbourhood development plans. As at 20th September
2025, there are 92 adopted/made NDPs, 1 has completed examination with 1 waiting
to go to examination. Therefore, 97 NDPs have material weight in planning decisions;
over 50 of these plans contain site allocations.

This estimate takes account of the progress made to date. Those more advanced
NDPs include proposals for approximately 1600 dwellings, which equates to around
1000 dwellings excluding those identified sites with planning permission. This
includes Plans that are post examination, those with scheduled referendums and
those that are due to be Made or have been Made. The following build out rate
anticipated for NDPs is based on the yield of allocations set out in current NDPs that
have been adopted/made. This amounts to a 104 dwelling yield from all these
allocations, see Appendix 3 for a list of these sites.

An analysis of planning interest on certain sites has also been included in the
estimate. Due to the early stages these sites are at in the planning process, they are
not expected to come forward before one year and this is considered a reasonable
approach considering the phosphate issue affecting many of these areas. The
estimate below is considered to be cautious as it only amounts to a fraction of the
total allocations there are in the NDPs. Where issues have been identified with sites,
discounting has also been carried out and this is reflective of the discounting carried
out earlier with the commitment sites.

Figure 5. Anticipated Neighbourhood Development Plan supply 2024

Year 1 Year2 | Year3 | Year4 Year 5 Total

NDP allowance 40 40 o4
for yr3 - yr5

Total 104

Figure 6 below sets out all the aforementioned deliverable sites with a sum total of
4452 deliverable dwellings.
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Figure 6. Total deliverable sites

Deliverable (net) 2025 Amount | Discount | Total
Total 3998
Total dwellings on Resolution to grant permission

\ . 164
sites (net) discounted
Total before discount 4162
Commitments discount (full pp) large sites 53
Commitments discount due to phosphates 34
Commitments discount (outline permission) 187
Resolution to grant permission sites discount 150
Discount total 424
Commitments post discount 3738 3738
Strategic Urban Extensions 410 410
Neighbourhood Plans allocations (without

: o 104 104

planning permission)
Windfall allowance for yrs. 4 & 5 in five year 200 200
supply
Total deliverable sites 4452

Additional calculation factors

5.46

5.47

Housing completions

Completions are monitored annually. The completion rate for 2025 is 528 net
completions. See Appendix 4 for a list of completions.

Shortfall of housing supply from previous years

Previous years have included an assessment of housing delivery against the
Herefordshire Core Strategy housing target and demonstrated a housing shortfall.
As set out in paragraph 022 of the PPG and similar to last year, there is no
requirement to include a shortfall this year as the Council is using the Standard
Method housing need figure to establish the 2025 supply, as the standard method
factors in past under-delivery as part of the affordability ratio. So there is no
requirement to specifically address under-delivery separately when establishing the
minimum annual local housing need figure.

Buffers
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5.48 As set out earlier at para 2.14, the Council over achieved on the latest Housing

5.49

Delivery Test for 2023. A buffer of 5% should be applied in accordance with the latest
NPPF. The latest HDT result including the previous three years means the council
does not need to apply the 20% buffer. The buffer will be reviewed again when the
2024 HDT results are published.

Taking into account all the variables set out above, Figure 7 provides a summary of
how the five year supply is calculated.

2025 Five year supply result

Figure 7. Assessment against Standard Method Housing Need

2025 | Source Homes Notes
. Using 0.8% of existing housing stock
A Requirement 6825 with affordability adjustment -
for next five Standard method
years
25/26 —-29/30 1365 pa (5 yrs)
Homes
Completed (net) ST - "
B Net reduction includes demolitions and
1/4/2011 — conversions
31/3/2025 (past
fourteen years)
Plus Residual : . .
C Shortfall 0 Not required as per 'standard method
Minimum 5% buffer added for all
authorities.
D Plus 5% buffer 341
(2023 HDT test = 110% therefore not
20%)
E UL 7166 A+D
Requirement
F Annqallsed 1433 E<5
requirement
Total
G Deliverable 4452
dwellings
H Housing Supply 3.11 G/F
(years)
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2025 Housing land supply for Herefordshire

When assessed against the revised Standard Method, the current supply is 3.11
years. This represents a significant shortfall against the requirement for a supply of
at least 5 years.

The Council will continue to monitor its Housing Delivery Action Plan to ensure
delivery stays on track. Work is progressing on addressing the phosphate issue
through the phosphate credit system, which has previously prevented sites with
permission coming forward. There are applications being held up and awaiting
decisions due to this issue, and once the phosphate issue is addressed, such
applications will be able to progress. The council will also be undertaking the steps to
begin producing a new local plan in line with the requirements of the latest NPPF
December 2024.
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