Broadway Submitted Neighbourhood Plan Consultation
RESPONSE FORM
Under Regulation 15 of the Neighbourhood Planning (General) Regulations 2012, Broadway
Parish Council has submitted its Neighbourhood Plan to Wychavon District Council. In
accordance with Regulation 16, Wychavon District Council would like to invite comments
from individuals and organisations on the submitted Neighbourhood Plan.
This consultation runs from Friday 23 July to 5pm on Friday 3 September 2021.
All comments will be made publicly available and identifiable by name and organisation
(where applicable). The personal information you provide on this form will be held and
processed in accordance with the requirements of Data Protection Legislation. More
information on how we will hold your data can be found at:
https://www.wychavon.gov.uk/privacy-policy
Please fill in your details in the boxes below:
Full Name: David Hutchison

Organisation (if applicable): Pegasus Group

Address (including postcode):

Telephone number:

Email address:

Please state which part of the Neighbourhood Plan (i.e. which section, objective or policy)
your representation refers to (please use a separate form for each representation):
Please see attached Representation, prepared by Pegasus Group, dated September
2021.

Please use the space below to make comments on this part of the Neighbourhood Plan.
Please see attached Representation, prepared by Pegasus Group, dated September
2021.

Please use a separate form for each representation.
Please state whether you would like to be notified of the Council’s decision on the
Neighbourhood Plan proposal:
Yes

No
X

Please email this form to policy.plans@wychavon.gov.uk or post it to Planning Policy,
Wychavon District Council, Civic Centre, Queen Elizabeth Drive, Pershore, WR10 1PT.
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1.

INTRODUCTION

1.1

Pegasus Group has been instructed to submit representations in response to the Regulation 16 Submission Version of the
Broadway Neighbourhood Plan (BNP) consultation on behalf of our Client, Greystoke Land. The Broadway Neighbourhood Plan was
submitted to Wychavon District Council on the 5th July 2021. An appeal is to be lodged shortly.

1.2

Representations were previously submitted on behalf of our client in October 2020, in response to the Regulation 14 Draft BNP
consultation. This representation reiterates the suitability and availability of our client’s site for allocation, but also sets out our
client’s concerns and objections to specific policies in the Neighbourhood Plan.

1.3

At the outset, it is acknowledged that a considerable amount of time and effort has been put into the preparation of the BNP by
the local community.
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2.

LAND OFF MORRIS ROAD, BROADWAY

2.1

As previously explained, our client has an interest in a site in Broadway comprising two adjacent parcels of land to the south of
Morris Road/Meadow Orchard and north of Back Lane – also known as the Burgage Plots (Land south of Meadow Orchard &
Orchard south of Meadow Orchard).

The site in total measures circa 1.4 hectares and a Public Right of Way (PRoW) passes

through the two parcels of land in a north-south direction. The site is adjoined on all sides by existing residential development
and the St Mary's Catholic Primary School.
2.2

Both Broadway Parish Council and Wychavon District Council will be aware that an outline planning application for 9 dwellings was
submitted to Wychavon District Council on the 3rd March 2021 (application reference: 21/00623/OUT). The application was refused
on the 25th June 2021 and an appeal will be lodged shortly.

2.3

The following characteristics and constraints of the site include:

• Broadway is designated as a Category 1 village in the South Worcester Development Plan (SWDP);
• The site is located outside but immediately adjacent to the development boundary of the village and is surrounded on all
sides by existing development;

• The site is not located within the boundary of the Conservation Area;
• The site is located within Flood Zone 1 which has the lowest probability of flooding;
• The site is allocated as a Green Space within the adopted SWDP; and
• The site is located within an Area of Outstanding Natural Beauty (AONB) which washes over the whole of the village.
2.4

As part of the outline planning application, an Indicative Site Layout was submitted, showing a sensitive and well considered
development comprising:
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• 9 no. dwellings on the eastern parcel of land;
• Access off of Morris Road with a turning head provided within the development;
• Creation of a new community orchard within an area of public open space on the western parcel of land;
• Existing PRoW retained; and
• Existing trees and hedgerows to be retained and new planting proposed.
2.5

The site remains as being available, suitable and deliverable for the level of development proposed.

2.6

The comments on the Regulation 16 BNP have therefore been drafted in line with our client’s interests and aspirations for the
development of the site.
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3.

REPRESENTATIONS

3.1

As required, the below representations are set out in a format consistent with the response form.
Page
No.

Para
No.

19 & 21

HD.1

Policy
Ref.

Figure 3

Comments
Our client continues to object to the exclusion of site from the settlement boundary shown as
defined in Figure 3 and referred to in Policy HD.1.
Figure 3 clearly shows out client's site as being surrounded of all sides by existing development and
therefore to all intents and purposes is located within the built-up area of the settlement. It is not
open countryside.
As currently worded Policy HD.1.2 treats all areas outside of the settlement boundary as
countryside and all new dwellings would be limited to dwellings for inter alia, rural workers,
replacement dwellings and the construction of houses with exceptional design.
This cannot be the intention of the BNP for sites such as our client's land which is enclosed by the
existing built-up area and is not located on the outer edges of the settlement (or further beyond).

31 & 32

Policy HD.4.2
Para 5.1.32
Para 5.1.33

Our client objects to Policy HD.4. This proposes allocating land off Kennel Lane and Church Close
for a mixed-use development comprising business (Class E) and predominately 1 and 2 bedroom
affordable dwellings.
The BNP, in accordance with a memorandum of understanding with Wychavon District Council,
relies on the site for the delivery of 30no. dwellings through the Neighbourhood Plan process for the
plan period up to 2041.
It is also acknowledged that SWDP 59/19 allocates Land at Station Road for 65 dwellings.
Paragraph 74 of the NPPF requires that an LPA identifies a supply of specific deliverable sites
sufficient to provide a minimum of five years’ worth of housing against their housing requirement,
or against their local housing need calculated using the standard method where strategic policies
are more than five years old.
The LPA’s latest assessment of the five-year land supply was published in September 2020 when
the SWDP was less than five years old and therefore correctly calculated the position against the
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Page
No.

Para
No.

Policy
Ref.

Comments
adopted housing requirement. It identifies a deliverable supply of 2,396 homes which provided for a
9.98 year land supply against the adopted housing requirement.
However, in February 2021, the adopted housing requirement became more than five years old
such that national policy explicitly requires that the five year land supply is now calculated by
reference to the local housing need 1. The standard method produces a minimum requirement for
2,611 homes over the period 2020-25 including a 5% buffer, such that based on the deliverable
supply identified by the LPA, there is only a 4.59 year land supply. The housing land supply matters
were dealt with in the Issue 1 of the Planning Statement (attached under Appendix 3 to these
representations).
Our client's site has an appropriate access off Morris Road and ability to comfortably accommodate
circa 9 dwellings. Further details on the layout and access are set out in the Design and Access
Statement (Appendix 5 of this document) and laid out on the Indicative Masterplan (Appendix 1
of these representations). Allocating our client's site for development would also relieve pressure
on the proposed allocation to provide the level of residential units currently proposed and instead
focus on the other uses envisaged for the site. Policy HD.4 should therefore be amended to include
our client’s site as an alternative allocation (or an additional site allocation).

41

HD.8

Our client supports the objective of Policy HD.8 to ensure new housing is designed so that it is
accessible to the village's amenities.
The Indicative Site Layout attached in Appendix 1 identifies that the existing Public Right of Way
running through the site will be retained which in turn would enable residents (existing and new)
convenient access to amenities within the village centre and feel integrated as part of the
settlement.

64 & 65

NE.2
Figure 24

1

Policy NE.2 advises that development proposals should ensure that all prominent views of the
landscape and important vistas and skyline are maintained and safeguarded. Figure 24 sets out
12no. indicative position of the valued views and landscapes in and around the village. It is noted
that our client's site is not identified within any of the viewpoints.

As confirmed in paragraph 34 of a recent appeal decision at Land South of Bransford Road, Rushwick (ref: 3242098).
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Page
No.

Para
No.

73

Policy NE.3

Policy
Ref.

Para 5.3.41

Comments
My client objects to Policy NE3. This relates to Local Green Spaces (LGS) and does not support
development that would harm its openness or special character or its significance and value to the
local community.
NE.3.4 designates 18no. LGSs in the Neighbourhood Area which includes our client's land:
•

LGS 2: Burgage Plot (Land south of Meadow Orchard); and

•

LGS 3: Burgage Plot (Orchard south of Meadow Orchard)

The rationale for identifying these areas of land as LGSs is set out in Para 5.3.40.
Paragraph 101 of the NPPF advises that the designation of land as LGS through local and
neighbourhood plans allows communities to identify and protect green areas of particular
importance to them. However, designating land as LGS should be consistent with the local planning
of sustainable development and complement investment in sufficient homes, jobs and other
essential services. Paragraph 102 of the NPPF then goes on to advise the LGS designation should
only be used where the green space is:
•

reasonably close proximity to the community it serves;

•

demonstrably special to a local community and holds a particular local significance, for example
because of its beauty, historic significance, recreational value (including as a playing field),
tranquillity or richness of its wildlife; and

•

local in character and is not an extensive tract of land.

The NPPF is therefore clear that designating land as a LGS needs to be consistent with meeting,
inter alia, housing need. The LGS should therefore not be used as a mechanism to block
development.
In terms of the proposed LGS2 and LG3 designations:
•
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The land is in private ownership and there is no public access to either of the sites. The PRoW
passes between the sites but is contained by stone walls. The footpath has therefore been kept
quite physically separated. Accordingly, no recreational value can be afforded to either of these
sites;
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Page
No.

Para
No.

Policy
Ref.

Comments
•

Any heritage value is questionable given that the site is excluded from the Broadway
Conservation Area, as set out in the Heritage Statement (attached as an Appendix 4). If the
site had recognisable heritage value, then it would have been included within the boundary of
the Conservation Area;

•

Ridge and furrow is locally abundant in the area and it would not justify conservation for that
attribute alone;

•

Indeed, the Broadway Conservation Area Appraisal (March 2006) identifies that the area around
the historic core of the Broadway is rich in archaeology. Archaeological interests in the area are
therefore prevalent and not limited or unique to these site;

•

The sites are surrounded by modern and established settlement features which means that in
character terms there are numerous detractors which weigh against it being beautiful. St
Mary's Catholic Primary School backs onto LGS 2 so it cannot be considered tranquil. LGS 3 has
less visual detractors in terms of modern settlement features and the Illustrative Layout at
Appendix 1 shows this site is proposed to remain undeveloped and instead used as open space
thereby providing recreational value to the land which currently does not exist;

•

The Conservation Area Appraisal also states that open spaces – i.e. formal open space, fields
and private gardens – are important to the character and appearance of the Conservation Area.
As LGS 2 and 3 are excluded from the Conservation Area, the importance of these sites as
important open spaces is questionable;

•

The LGS assessments prepared by Avon Planning Services recognise that both sites have low
ecological value. However, the Illustrative Layout attached at Appendix 1 proposes to use LGS
3 as a community orchard and it can therefore be positively managed to improve the ecological
value of the site.

As part of the outline planning application which was submitted for the site, a Landscape and Visual
Impact Assessment was submitted. This confirmed that the site does not meet the test for
designation as LGS. A copy is attached to this Representation in Appendix 2.
The sensitive and well considered development proposed by our client would however offer greater
value as it would allow public access to LGS 3 which is currently not available. It would also retain
the long views which the BNP asserts are appreciated by walkers on the PRoW. The boundaries of
September 2021 | HR | P21-3223
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Page
No.

Para
No.

Policy
Ref.

Comments
LGS 2 would still be identifiable so the historic layout of the burgage plot would remain identifiable.
The proposed use for LGS 3 would add a notable new public resource and enhancement to path
users, a significant benefit that would arise from the development of LGS 2.

81

NE.4
Figures 26 & 27
Para 5.3.54

My client objects to Policy NE.4 which identifies Green Wedges in order to prevent coalescence of
the built-up areas of the village and retain the wildlife corridors that traverse the village,
development proposals within these areas will not be supported.
Figures 26 and 27 identify our client's site as a small green wedge with two other much larger
green wedges to the north and south.
Para 5.3.54 explains that: “while there is no policy support for the protection of such areas, due to
the predominantly linear nature of the village they are clearly a feature that helps to give Broadway
its identity”.
It is therefore tantamount to an anti-development policy that does not reflect the balanced
approach of the NPPF. The consequence of which will be to force development to the edges of the
settlement, thereby preventing more sustainable locations from coming forward.
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Land off Morris Road, Broadway – Landscape and Visual Impact Assessment

Site location:
MHP Design Ltd Chartered Landscape Architects were instructed by the Applicant to produce a landscape
and visual impact assessment (LVIA) for a residential development land off Morris Road. The study site is
located in the village of Broadway in Worcestershire with the town of Evesham lies 7 miles to the north
west with the larger towns of Cheltenham and Stratford 15 miles south west and north east respectively.
The village of Willersey closely neighbours Broadway, approximately 1.6 miles to the north of the A44 and
Childswickham approximately 2.3 miles to the north west.
Broadway is a picturesque village with attractive buildings of predominately but not exclusively of local
limestone comprising two and three storey buildings in a broad open high street. Open grass margins are
dissected by paths and paved access points. The High street is a busy/active environment with
tourists/visitors and vehicle movements including frequent tourist coaches. Residential and commercial
Infill and adjoining post war development is predominantly of one vernacular style with materials
including red brick, light render and reconstituted Cotswold Stone. A designated Conservation Area has
identified the areas of the settlement which has been identified to have the highest value and merit
although all parts of the settlement lie within the Cotswolds AONB.
The site lies within the village of Broadway, Worcestershire, north of the High Street surrounded by
existing adjoining residential properties to the north, east and west. In its wider context an open
agricultural landscape and isolated settlements form the character of the wider landscape. Broadway
Tower and the Cotswold escarpment form a dominant landform feature in this location, visible from many
locations within the village.
This landscape and visual impact assessment has been undertaken in accordance with ‘Guidelines for
Landscape and Visual Impact Assessment’ 3rd Edition and current guidance provided by the Landscape
Institute and undertaken by Chartered Landscape Architects.
Please refer to Figure 1 for the site location, context and designations and figure 2 for the viewpoint
location plan.
Development Proposals being assessed:
This assessment considers the sensitivity of the site, in landscape and visual terms, to accommodate a
residential development of up to 9 dwellings with new pedestrian and vehicular access, and landscaping.

Context & Designations:
Greenbelt
Area of Outstanding Natural Beauty
Listed buildings
Registered Park and Garden
Conservation Area

No
Yes
None
No
No – the site is located immediately north of the conservation
area
2
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Tree Preservation Orders
Open access land/public rights of way

None. Refer to separate Arboricultural Survey for details of
existing trees.
Yes- the site has an existing footpath that runs alongside the
western boundary

Landscape legislation context
National Planning Policy Framework (NPPF)
The National Planning Policy Framework (NPPF) sets out the
governments planning policies for England and how these are
expected to be applied for future development. At the heart
of the NPPF is a presumption in favour of sustainable
Paragraph 170 - Planning policies and decisions should
contribute to and enhance the natural and local environment
by:
-

Protecting and enhancing valued landscapes,
sites of biodiversity or geographical value and
soils (in a manner commensurate with their
statutory status or identified quality in the
development plan);

-

Recognising the intrinsic character and beauty of
the countryside, and the wider benefits of the
best and most versatile agricultural land, and of
trees and woodland;

Paragraph 172 - Great weight should be given to conserving
and enhancing landscape and scenic beauty in
National parks, the Broads and Areas of Outstanding
Natural Beauty, which have the highest status of
protection in relation to these issues

South Worcestershire Development Plan (Adopted 25th February 2016)
Policy SWDP 1 Overarching Sustainable

When considering development proposals, the Local

Development Principles

Authority will take a positive approach that reflects the
presumption in favour of sustainable development contained
in the National Planning Policy Framework. This includes
3
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ensuring proposals have an environmental role including
helping to improve biodiversity, using natural resources
prudently, minimising waste and pollution, safeguarding and
enhancing landscape character, protecting important historic
buildings, monuments, sites of archaeological significance
and the integrity of local planning designations, protecting
and enhancing green infrastructure, and mitigating and
adapting to climate change, including moving to a low
carbon economy.

SWDP 5: Green Infrastructure:

Housing development proposals are required to contribute
towards the provision, maintenance, improvement and
connectivity of Green Infrastructure (GI). Developers should
seek to agree these matters with the local planning authority
in advance of a planning application. Effective management
arrangements should also be clearly set out and secured.
Once a planning permission has been implemented, the
associated GI will be protected as Green Space.

SWDP 21: Design:

All development will be expected to be of a high design
quality. It will need to integrate effectively with its
surroundings, in terms of form and function, reinforce local
distinctiveness and conserve, and where appropriate,
enhance cultural and heritage assets and their settings. New
and innovative designs will be encouraged and supported
where they enhance the overall quality of the built
environment. Applications will need to address the siting and
layout, and the relationship to surroundings.
Development proposals must complement the character of
the area and respond to surrounding buildings and the
distinctive features or qualities that contribute to the local
visual and heritage interest. Development should provide
high quality hard and soft landscaping with importance of
soft landscaping, and appropriate species and incorporating
arrangements for long-term management emphasised
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The detailing and materials of development should be of high
quality and appropriate to its context. Public realm and open
spaces should be well-designed, appropriately detailed and
maintained via management agreements. They should also
incorporate active frontages where appropriate. Proposals
should include hard and soft surfaces, public art, street
furniture, shade, lighting and signage as appropriate to the
development
SWDP: Landscape Character

Development should, wherever practicable, be designed to
enhance biodiversity and geodiversity (including soils)
conservation interests as well as conserve on-site biodiversity
corridors / networks. Developments should also take
opportunities, where practicable, to enhance biodiversity
corridors / networks beyond the site boundary.

SWDP: Green Space

A. Green Space, as identified on the Policies Map(83) includes a
range of private (84) and public open spaces and associated
community facilities.
B. Development of Green Space will not be permitted unless
the following exceptional circumstances are demonstrated:
I.

The proposal is for a community / recreational use
that does not compromise the essential quality and
character of the Green Space; or

II.

An assessment of community and technical need
(using recognised national methodology where
appropriate) clearly demonstrates that the Green
Space is surplus to requirements; or

III.

Alternative / replacement Green space of at least
equivalent value to the community has been secured
in a suitable location.

The study site is identified on the Local Plan as Green Space.
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The Cotswolds AONB Management Plan:
As the study site is situated within the Cotswolds AONB potential landscape and visual impacts on the
AONB landscape have therefore been considered within the scope of this report.
The Cotswold AONB Board have produced several documents to inform the management of AONB land
and to guide development. These documents include:
-

AONB Landscape Character Assessment

-

AONB Landscape Strategy and Guidelines

-

AONB Management Plan dated 2018-2023.

Cotswolds AONB Landscape Strategy and Guidelines
Local force for change:
Development and expansion of settlements particularly of Winchcombe and Broadway including
residential, industrial, leisure etc.
Landscape Strategies and Guidelines:
• Maintain the open, sparsely settled character of the Unwooded Vale by limiting new development to
existing settlements and avoiding development between existing villages..
• Avoid development that will intrude negatively into the landscape and cannot be successfully mitigated,
for example, extensions to settlements in areas of open landscape
• Ensure that new development does not adversely affect the wider rural landscape and views to and from
the AONB.
• Ensure new development is proportionate and does not overwhelm the existing development.
• Ensure that new development does not adversely affect settlement character and form or impact on
views of key features such as church towers.
• Avoid ribbon development along major access or through routes
• Avoid developments incorporating standardised development layout, suburban style lighting,
construction details and materials that cumulatively can lead to the erosion of peaceful landscape
character.
• Layout of development should respect local built character and avoid cramming up to boundaries
resulting in hard suburban style edge to the settlement.
• Control the proliferation of suburban building styles and materials
• Promote the use of local building materials and building styles in the construction of new buildings and
extensions to existing dwellings. (New buildings should, at least, respect local vernacular style).
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• Promote the conservation and/or encourage the restoration of existing buildings in preference to new
built development particularly in rural areas.
• Where restored or converted to new uses buildings must retain their historic integrity and functional
character. Sound conservation advice and principles must be sought and implemented
• Conserve the existing dark skies and areas of dark landscape
• Adopt measures to minimise and where possible reduce light pollution
• Retain existing trees, dry stone walls, hedges etc as part of the scheme for green infrastructure and to
reflect the former landscape, historic filed patterns etc.
• Ensure new development is visually integrated into its surroundings and does not interrupt the setting
of existing settlements. Break up harsh edges of new development with appropriate and adequate tree
planting ideally in advance of the development taking place.
• Retain hedgerow tress and seek opportunities to plant or tag new hedgerow trees
• Ensure the density of new development reflects its location relative to the ‘core’ of the settlement and its
proximity to the surrounding rural landscape
• Avoid disconnecting the historic core of settlements from its rural surroundings particularly village
Conservation Areas.
• Conserve floodplain habitats.
• Introduce vehicle weight restrictions to prevent damage to verges and roadside boundaries
• Promote advice and guidance on road verge management
• Preserve archaeological and historical features and deposits and promote initiatives that remove
heritage assets from at risk’ status in the Heritage at Risk Register.
• Avoid proposals that result in the loss of archaeological and historical features or that impact on the
relationship of the settlement and its links with surviving historical features.
• Ensure the historic character and context are included in Neighbourhood Plans
• Consider the impact on local Public Rights of Way as settlements expand and take into account any
required improvements
• Ensure development proposals safeguard and provide new links and enhancements to the Public Rights
of Way network
Cotswolds AONB Management plan - Policy CE1: Landscape
1. Proposals that are likely to impact on, or create change in, the landscape of the Cotswolds AONB,
should have regard to, be compatible with and reinforce the landscape character of the location, as
described by the Cotswolds Conservation Board’s Landscape Character Assessment and Landscape
Strategies and Guidelines.
2. Proposals that are likely to impact on, or create change in, the landscape of the Cotswolds AONB,
should have regard to the scenic quality of the location and its setting and ensure that views –
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including those into and out of the AONB – and visual amenity are conserved and enhanced.

Cotswolds AONB Management plan- Policy CE7: Biodiversity
1.Biodiversity in the Cotswolds AONB should be conserved and enhanced by establishing a coherent and
resilient ecological network across the Cotswolds AONB and in its setting, focussing on the priority species
and habitats

Response:
The proposed development reflects the existing general pattern of settlement found within the contextual
area away from the Conservation Area. Development of the study site will conserve the openness of the
countryside in accordance with guidelines and strategies for the AONB. Enhancement opportunities are
afforded through the introduction new built form and materials that reflects the local vernacular. The
broader landscape character areas inform the setting of the main settlement but do not reflect the
character of the site within the settled landscape of the village. The Conservation Area provides guidance
on the important features and characteristics of the settlement that are then seen to filter down through
the adjoining more modern areas of the settlement. The study site provides an area of transition from the
older settlement to the more modern village.
The study site is identified as ‘Green Space’ but neither of the land parcels provide public access.

NPPF and Local Green Space
The study site and adjoining land parcel which are identified under SWDP Policy 38 Green Space are not
identified as Local Green Space as defined in paragraph 99 & 100 in the National Planning Policy
Framework (NPPF). The NPPF sets a test which requires ‘particular circumstances’ to be met to qualify a
piece of land for Local Green Space Designation. These tests are:
1. The land has to be reasonably close to the community
2. The land has to be ‘demonstrably special to the community’
Evidence must be provided of the land’s value to and use by the local community to show that it holds a
particular local significance. Paragraph 100 b) sets the following criteria as an example of particular local
significance:
(a) Beauty
(b) Historic significance
8
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(c) Recreational value
(d) Tranquillity
(e) Richness of wildlife
3. The land needs to be ‘local in character, not an extensive tract of land.
Pre – Submission Broadway Neighbourhood Plan 2006 – 2030

The emerging Broadway Neighbourhood Plan (BNHP) seeks to designate the study site as Local Green
Space policy (NE.3) and also as a Green Wedge (NE.4).
Proposed policy NE.3 states:
NE.3.1 Development on any Local Green Space (LGS) that would harm its openness or special character or its
significance and value to the local community will not be supported (SWDP 38) unless there are exceptional
circumstances which outweigh the harm to the Local Green Space.
NE.3.2 These include proposals for development that is for community or recreational use, or where green space
can be shown to be surplus to requirements. In these cases, alternative and appropriate green space should be
provided.
NE.3.3 Development in the immediate vicinity of any designated Local Green Space should demonstrate how it
respects, and where possible, enhances the character or setting of that Local Green Space.
The pre submission policy then sets out 18no. separate areas of proposed Local Green Spaces including
LGS 2 Burgage Plot (Land south of Meadow Orchard) and LGS 3 Burgage Plot (Orchard south of Meadow
Orchard).
The justification provided in the pre submission document states:
‘To the north of the High Street there are two open spaces that are examples of the burgage plots which
characterised the medieval development of the main area of the village, representing the area of land required
to sustain a household. One clearly shows ridge and furrow, indicative of medieval ploughing. This field pattern
is significant for their historical value, in providing link to the villages medieval building pattern, as well as
providing open spaces and far reaching views to the countryside. They are separated by a well used footpath
linking the village to the open fields beyond.’
Justification and assessment:
Justification for the designation of land parcels LGS 2 and LGS 3 as Local Green Space is not provided in
the emerging Neighbourhood Plan. Whilst the above description identifies a historic value and association
with local views this is does not appear to accord with the criteria requirement set out in NPPF paragraph
100 which requires ’particular importance’ and hold ‘particular local significance’. The following
9
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observations set out why the study site and adjoining land parcel do not meet the national criteria to be
designated as Local Green Space in the context of part b) of the criteria:
•

The study site does not provide features which can be said to demonstrate significance for its
beauty. The study site has an open character which allows far reaching views but this is not a
characteristic limited locally to the site. Such views are found on the adjoining High Street and
many other local areas. These views are a local characteristic of the settlement not specifically
associated with the study site. The land is almost completely surrounded by modern and
established settlement features which strongly influence its landscape character.

•

Whilst the former historic use as a burgage plot is acknowledged along with remnants of ridge
and furrow landform, these are not locally identified as significant. The study site adjoins the
Broadway Conservation Area which has been specifically designated to conserve areas identified
to have historic significance. The ridge and furrow is a common feature of the local pastoral
landscape and is not locally rare are limited to the study site.

•

The study site and adjoining land has no recreational value as it is in private ownership and
without public access. The public footpath passes between not through the land parcels and is
rigidly contained by walls and fencing.

•

The study site in its central location close to the High Street is not particularly tranquil due to
settlement activities in close proximity. A school backs onto the study site with its external play
area backing directly onto the site.

•

The study site does not appear to have extensive habitat that contributes to a rich wildlife. It is
maintained as predominately short grass.

Although the openness and historic past use are recognised as attributes that contribute to the value
implied in the designation of the study site as ‘Green Space’ with reference SWDP Policy 38, these qualities
do not support the ‘particular importance’ and ‘particular local significance’ required of NPPF policy 99 &
100 to designate as Local Green Space.

National Landscape Character Context

National Character Area

NCA Area 106 Severn and Avon Vales

The site is located within the Severn and Avon Vales and in close proximity to the Cotswolds NCA. Both the
Severn and Avon Vales and Cotswolds Character Areas are extensive and predominately rural in nature. It
is broadly defined by underlying geology informed by the river corridors of the Severn and Avon. The
Cotswolds Character area is defined by its underlying geology, a dramatic scarp rising above adjacent
lowlands, and predominantly arable farmland. The distinctive character of the area is reflected in its
designation as the Cotswolds Area of Outstanding Natural Beauty, with sixty five percent of the NCA being
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covered by this designation. The site sits within the Cotswolds AONB below the rising landform of the
surrounding hills typical of these character areas, and adjacent to the open countryside.
For landscape assessment purposes these National Character Areas are of less importance than the
district/county landscape character areas due to the scale of the development. The national character
areas are of assistance in understanding the broader characteristics and issues of the wider landscape but
the district and local character assessments provide greater detail of relevance to the study area.

Local Landscape Character Type/Area - Cotswolds AONB Landscape Character Assessment (2004)

Local Character Type:

Unwooded Vale

Characteristics:
•Soft rolling landscape on the lower slopes of escarpment forming a transitional area between the
adjacent escarpment and vale area, and with intermittent ridges and valleys in southern part of vale;
• Stretches of the Cotswolds escarpment, as well as the escarpment outliers, provide a dramatic backdrop
to many views across the vale;
• Wide, open, sparsely settled agrarian landscape;
• Small areas of wet meadow and narrow floodplain bordering numerous streams and rivers;
• Well maintained hedgerows, some of great antiquity;
• Numerous mature field and hedgerow oaks, riverside trees and small woodlands;
• Quiet winding lanes link isolated farms and hamlets;
• Remnants of ancient open fields and moated sites;
• Varied mix of brick, timber and stone for buildings, and slate and thatch roofing, with Oolitic Limestone
still prevalent within the vale villages in closer proximity to the Cotswolds Escarpment; and,
• Adjacent steep escarpment landform and associated woodlands generally limit views.
Local Character Area:

19D Vale of Evesham Fringe

Characteristics:
•

The Vale of Evesham is a broad landscape type that extends from the western slopes of Oxenton
Hill in the south, along the northern stretch of the Cotswold escarpment towards Stratford-uponAvon

•

Land rises towards the escarpment.

•

The landscape is typical of the vale and the gently undulating landform is cloaked in a patchwork
of fields, boundaries being formed by neat, well-maintained hedgerows.
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•

Tree cover is typically limited to small deciduous woodlands and supplemented by occasional
hedgerow, riverside and field trees

•

Broadway and Winchcombe are the largest towns in the landscape

•

The road pattern is rural, and narrow winding lanes, bounded by hedgerows, grass verges and
drainage ditches link numerous small villages and hamlets marking the base of the escarpment
and the outliers.

•

The road pattern is rural, and narrow winding lanes, bounded by hedgerows, grass verges and
drainage ditches link numerous small villages and hamlets marking the base of the escarpment
and the outliers.

Site features

Natural Elements:
Landform

Site formed of one flat field

Vegetation
Trees

There are a number of boundary trees within the study site, of
a limited size and value.

Hedges and hedgerows

The site is not enclosed by hedgerow but an informal
grouping of boundary trees and shrubs are found along the
northern margin of the site. A number of field trees are
present. Please refer to separate arboricultural survey for
details and condition of existing site vegetation.

Landcover

Site is formed of grass.

Other

N/A

Hydrology

No hydrological features

Cultural Elements:
Land Use

The site is currently formed of a grassed field

Boundaries and enclosure pattern

The site is closed by Cotswolds Stone walls, as well as estate
railings and Close board fence.

Time depth / Historic landscape

The site has a limited sense of time depth due to visual
connectivity with modern settlement areas but does have
some remnants of broad ridge and furrow. Some visual
relationship with the listed buildings and conservation areas
to the south although boundary walls and intervening
structures reduce the visual connectivity.

Relationship to built form/ settlement

The study site is surrounded by residential built form, located
within the heart of the village of Broadway.
12
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Amenity / Recreational use

A public right of way runs north-south adjacent to the
western boundary within the study site, and east west along
the southern boundary outside of the study site

Perceptual qualities

Limited tranquillity as the site is influenced by its location
surrounded by built form and the edge of Morris Road, as well
as the activity along the local PROW and High Street.

Landscape Character
The character of the study site is influenced by its location contained on all sides by residential
development. The site lies to the rear of many of these properties with rear garden boundary fencing
enclosing the study site. Due to the size and scale of the study site, there are few elements of the local
character area/type reflected within the site. Adjacent buildings are generally formed of predominantly
Cotswold stone and of a variety of ages and styles. Although in close proximity, the study site is visually
separated from the high street and Conservation Area by boundary walls and structures. To the south, the
dwellings are listed but due to their orientation and lack of intervisibility, make only a limited impact to
the sense of time depth within the study site.
Overall, the study site has limited landscape features of rarity or vulnerability with only a small number of
established smaller trees. Cotswold walling contributes positively to the local landscape character and
reinforces a strong sense of place. The surrounding residential built form introduces urban features, with
dwellings varied in age and constructed in a variety of architectural styles and form. Tranquillity of the
study site is influenced by these urbanising features surrounding the site, and by the users of local PROW.
The partly unkempt nature of the study site field make a limited contribution to the local landscape
character through its openness. Close-board fencing and adjoining urbanising influences act as detractor
elements which reduces sense of time depth. As such the open space of the site appears incidental and
low key in the overall setting of the village or the Conservation Area.
Development proposals for the site reflects the existing established modern settlement pattern in its
massing and scale of settlement. As such it is not incongruous to its location which is close to the core of
the village. By retaining an openness along the western and southern part of the study site, the overall
open setting of the public right of way and views to and from the core central area are retained. New
green infrastructure can offer ecological gain as well as enhancing the visual setting to the existing and
proposed development and assist with creating a development that introduces a softer transition
between the modern settlement area and the Conservation Area.

Landscape Sensitivity

The Cotswolds AONB is acknowledged to have high value for its landscape character and scenic beauty,
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but the study site makes a limited contribution to these published desirable characteristics due to its
central settlement location, which is physically isolated from the wider open countryside. The site is
located within the established settlement outside of the Conservation Area, enclosed by urbanising
features such as close-board fencing, and Morris Road to the north. As such the study site and its features
are assessed to have a medium-low susceptibility to change and of community value.
The site landscape is therefore assessed to have an overall medium sensitivity with opportunities to bring
enhancement through development proposals. These opportunities include the potential to incorporate
built form which improves the transition of the modern settlement with the historic areas of the
settlement. The development also provides opportunities for meaningful public access where none is
presently available.

Visual context

The scope of this assessment was informed by landscape assessment desktop study and site survey
undertaken. Viewpoint photographs were taken and presented in Figures 3 to Figure 19, with the site visit
undertaken in February 2021.
Key Visual Receptors:
Walkers at junction of Broadway high
street and PROW 640B to the south
(Viewpoints 1)

Viewpoints 1 is a representative short-distance, transient view
looking towards the study site from Broadway High Street,
channelled along PROW 640B. The study site is entirely
obscured from this location due to intervening built form.
Receptors are likely to be walkers and are considered to have
a high susceptibility to change. Views are assessed to be high
value due to its location in the Cotswolds AONB.

Users of PROW south of the study site PROW 550B and 551B
(Viewpoints 3+4)

Views from this location are channelled along the PROW,
enclosed on both sides by Cotswold stone wall and in part by
dwellings and vegetation that border the footpath. Views are
short-distance views of the surrounding residential features
and study site that forms the immediate context of the PROW.
The study site is visible for only a short-section of the path
when immediately adjoining the southern boundary of the
study site. As the path moves further east or west, views are
entirely obscured by built form and vegetation. Where views
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are afforded, these are transient, with views across the study
site field, with views of the site seen in the residential context.
Receptors are likely to be walkers and are considered to have
a high susceptibility to change. Views are assessed to be
medium-high value due to its location in the Cotswolds
AONB as well as reflective of the urbanising features not
reflective of the scenic beauty of the AONB.
Walkers using PROW running northsouth through the site
(Viewpoints 2, 5,6+7)

Views from this location are channelled along the PROW.
Travelling south-north, views are enclosed in part by
dwellings which form the immediate context to the study site
and channelled along the PROW by Cotswold stone walls as
the PROW passes through the study site travelling further
north. Views into the study site are transient, predominantly
oblique views for a short section of the study site as it passes
through the site before becoming lost, obscured by dwellings
and fencing when travelling beyond the study site. Where
views of the study site are afforded, these are seen in the
wider residential context in which the site is located, as well as
glimpsed views to the wider hills beyond Broadway.
Receptors are likely to be walkers and are considered to have
a high susceptibility to change. Views are assessed to be
medium-high value due to its location in the Cotswolds
AONB as well as the influence of urbanising features not
reflective of the scenic beauty of the AONB.

Users of Morris Road to the north

Views from Morris Road are short-distance transient views

(Viewpoints 8+9)

from within the residential edge of Broadway. Viewpoint 8 is a
representative view taken adjacent to the study site with
views across the grass field orientated towards Broadway Hill
in the background, and the built form of Broadway in the fore
and mid ground. Moving further north as represented by
viewpoint 9 the study site field becomes partially obscured by
intervening structures and vegetation.
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Receptors are likely to be Motorists or pedestrians and are
considered to have a medium susceptibility to change. Views
are assessed to be medium value due to its location in the
Cotswolds AONB as well as the urbanising features not
reflective of the scenic beauty of the AONB.
Walkers using the Cotswolds Way to the

Viewpoint 10 represents a long-distance view from the

south-east

Cotswold Way on Broadway Hill. Much of the path is enclosed

(Viewpoints 10)

to one side by tree and hedgerow vegetation. Where gaps in
the vegetation allow, there are transient open panoramic
views across Broadway and the wider settled vale. The study
site forms a very small proportion of this wide panoramic
view, seen in its context enclosed on all sides and partially
obscured.
Receptors are likely to be walkers and are considered to have
a high susceptibility to change. Views are assessed to be high
value due to its location in the Cotswolds AONB.

Receptors unable to visit at the time of survey
Adjacent residential receptors

A small number of residential properties overlook the study
site, with views likely to be restricted primarily to upper storey
views due to boundary walls and fencing, limited to mostly
rear views. Where views are currently afforded, these are
predominantly orientated across the study site field to the
existing adjacent residential properties that surround the
study site.

Summary of Visual Baseline Analysis

The study site is generally well enclosed on all sides by residential development which limits views beyond
the immediate vicinity of the study site. The site is enclosed by close-board fence, estate railings, Cotswold
stone walling and vegetation which help to filter or obscure potential views. The limited views afforded
are generally transient and short-distance. From the west, the study site is visible for a short section of the
PROW which runs along the western boundary. Views are only afforded when immediately adjacent to the
site with views obscured travelling further north and south due to built form and adjoining structures,
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with views limited to immediately adjacent to the study site across the Cotswold stone wall which
encloses the field.
There are views afforded for a short section of the PROW which runs along the southern boundary; as the
PROW moves further east and west away from the site, the limited transient views are lost immediately
beyond the study site boundary, obscured by intervening vegetation and built form.
There is a glimpsed view of the study site fields afforded from the southern part of Morris Road, although
much of the view becomes more obscured moving further north. Views are limited to glimpsed views
afforded through the study site access gate, with the site boundary vegetation and stone walling reducing
visibility.
There is a glimpsed, transient, long-distance view from Broadway Hill from The Cotswolds Way. The site
forms a very small proportion of the view, seen in its context, enclosed by residential built form and
partially obscured. Much of the Cotswold Way path is enclosed on one side by hedgerow and trees
limiting views from the higher slopes of the Hill and from Broadway Tower.
Overall, the visual envelope of site is contained to a small number of glimpsed views from PROW
immediately adjacent to the study site, with direct views limited to transient, short-distance views. Where
views are afforded, the study site is seen in the context of the surrounding residential built form and a
number of modern detractor elements. There is opportunity for additional native tree and hedgerow
planting to augment site and neighbouring green infrastructure to further limit views towards the study
site and provide screening.
Refer to Table 2 for views identified for assessment

Assessment of Landscape Effects

The landscape receptors identified in the landscape baseline, are assessed for their sensitivity by
consideration of their susceptibility to change as a result of the proposal (high, medium, low) and the
value of the landscape receptor. The overall sensitivity of the landscape receptor is assessed using the
criteria set out in the methodology in Appendix A.
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NCA Area 106 Severn and Avon Vales

Proposals for development broadly conform to overall
objectives set out in the Cotswolds AONB management plans
and policy, and therefore offer some potential for
enhancement of the current baseline condition at a site level.
The limited size, scale and geographical extent of the
proposal and nature of the proposed land use is not
considered to be incongruous to the wider national landscape
character area within which it is contained.
The proposed development is considered not to have any
significant effect on the national character area in which it is
located. This is due to the limited scale of development, and
the site already forming part of a settled landscape.

LCT: Unwooded Vale/ LCA: Vale of
Evesham Fringe

Due to the limited size of the study site and its settlement
location, there are few elements of the LCT and LCA within
the study site itself. Positive features are evident in the wider
landscape and in the context of the surrounding landscape,
the size, scale and geographical extent of proposals result in
the susceptibility of this area to the proposed change to be
deemed as medium-low. Overall sensitivity is therefore
deemed to be medium where development would result in a
small change to landscape character at a site level, and overall
magnitude of effect resulting from the proposals rated as
negligible.

Local Landscape Character Area

The settlement of Broadway is recognised as being an
attractive historic settlement that reflects the distinctive sense
of place with the Cotswolds AONB. The settlement
characteristics therefore make an important contribution to
the character and scenic beauty of the AONB. The designated
Conservation Area provides a useful confirmation of areas of
the existing settlement that have higher value or make a
larger contribution to the published desirable characteristics
of the AONB. The immediate local character of the study site is
influenced by the adjacent residential dwellings which
enclose the site on all sides, and include an area of modern
settlement in close proximity and a school to the east. The
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study site therefore makes only a limited contribution to the
desirable characteristics of the settlement and those of
importance such as walls and views are retained. The
character of the surrounding area which contains the study
site will vary from high to medium susceptibility according to
whether they fall within the Conservation Area of not. Overall,
the local landscape character is assessed to have a medium
high susceptibility to change and a medium overall
sensitivity.
Proposals conform with the current character of the built form
of the wider study area in terms of materials, finishes, size and
scale. The existing field makes a limited contribution to the
local landscape character, with development affording
opportunities to introduce new landscape features, and high
quality built form, reflective of its Cotswold AONB location.
The size, scale and geographical extent of the proposals are in
keeping with the characteristics of the modern settlement
pattern but development would result in a small loss of
openness. Overall this is assessed to have a low magnitude of
effect of the local landscape character.
Site features

The site has few features of rarity or value, with site elements
limited to a selection of on-site trees and Cotswold stone
walling. The field does contribute to openness which marks a
transition between the modern settlement and the more
historic core of the village but this openness is appears
incidental rather than a strategic space that informs the wider
setting. A loss of grass will occur where the built form and
hard surfaces are proposed but openness through the site is
to be maintained by the layout which maintains the open axis
between Morris Road and the Conservation Area as well as
the land to the west. The development affords opportunity to
enhance the study site with new landscape features that
augment existing green infrastructure. The susceptibility to
change is low, with an overall sensitivity of low/medium
given that the proposed change will result in a small loss of
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openness at a site level. The magnitude of effect is assessed to
be medium.
Assessment of Visual Effects

Walkers at junction of Broadway high
street and PROW 640B to the south
(Viewpoints 1)

Viewpoints 1 is representative of views towards the study site
from Broadway High Street where it meets the PROW that
runs towards the study site. Views of the study site are entirely
obscured from this location by intervening built form.
Overall walkers in this location are assessed to have an overall
sensitivity of high and will experience a negligible
magnitude of effect as the proposals will not be visible from
this location.

Users of PROW south of the study site PROW 550B and 551B
(Viewpoints 3+4)

Viewpoint 3 is a representative view from the PROW as it
passes along the southern boundary of the study site. From
this location open views into the study site are likely to be
afforded for a short section of the path. Mitigation planting
will filter views towards the proposals, reducing the visual
prominence of development. Where views are afforded these
are seen against a background of residential development.
Views are only afforded for a short section of this PROW as it
passes alongside the study site with views becoming lost
moving further east or west beyond the study site boundary
as represented by viewpoint 4.
Overall walkers are assessed to have high sensitivity to
changes in views. Effects are limited to a small section of the
footpath, with views informed by the residential visual
context; the magnitude of effect is assessed to be mediumhigh resulting in a slight adverse effect.

Walkers using PROW running northsouth through the site
(Viewpoints 2, 5,6+7)

Viewpoint 2,5,6+ and 7 are representative views walking
along PROW 644 (B) which runs along the western boundary.
Approaching the study site from the south the study site is
largely obscured by an existing dwelling as represented by
viewpoint 2. Views remain obscured the path travels
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eastwards around the existing dwelling and views open up
towards the study site as represented by viewpoint 5. As the
path moves further north, open views are afforded across the
study site field, over the boundary stone wall, as the path
passes through the site in between two fields. Views of the
proposals are seen against a backdrop of the site’s residential
context, with proposed built form partially filtered by
proposed mitigation planting when established and during
the summer months when in leaf. As the path runs further
north-west beyond the study site, views become partially
obscured by intervening built form and adjoining dwelling
boundary treatments, with just glimpsed transient views of
the upper storeys of the proposed dwellings potentially
visible when looking south.
Overall walkers are assessed to have medium high sensitivity
to changes in views. The overall magnitude of effect is
assessed to be medium-high resulting in a slight adverse
effect.
Users of Morris Road to the north

Viewpoints 8+9 are representative views taken from Morris

(Viewpoints 8+9)

Road. Viewpoint 8 is a representative photograph where the
road meets the northern boundary of the study site, affording
open views into the study site field, for a short section of the
road. When in close proximity, the proposals are likely to be
visually more prominent, although potential views are seen
against the residential backdrop and from within an urban
residential context. Mitigation planting as part of the
proposals incorporating trees and hedgerow will help to
reduce the visual prominence of development assisting in
filtering views. Moving further north as represented by
viewpoint 9, potential glimpsed views of the development are
likely to be less visually prominent, and seen within the
neighbouring housing context, with built form not
incongruous to this location. Built form is also set back from
the boundary, with feature planting at the proposed entrance
further limiting the impact of potential views, and
prominence of built form.
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Overall walkers are assessed to have medium high sensitivity
to changes in views. The overall magnitude of effect is
assessed to be medium-high.
Walkers using the Cotswolds Way to the

Walkers will experience very limited views towards the

south-east

proposals from this location, for a short section of the PRoW.

(Viewpoints 10)

From this location only a very small area of the site is visible,
forming a very small proportion of the overall view and
partially obscured. Development is therefore likely to have
low impact, with any potential views of the development seen
its wider settled context. The degree of contrast from the
existing view is therefore likely to be low.
Overall walkers are assessed to have high sensitivity to
changes in views. The overall magnitude of effect is assessed
to be negligible.

Summary of views
Overall, views into the study site are generally limited by the built form of the settlement until
immediately adjoining the study site western or southern boundaries. Views across the site are open when
walking along the public right of way that borders the western boundary and the footpath adjacent to the
southern boundary. Modern and traditional built form is prominent in views along with views of the
escarpment which is seen widely above the settlement features and contributes to a distinct sense of
place.
Construction Effects
Construction effects on landscape
Construction impacts will be temporary and limited in scale due to the nature and size of the proposed
development. The likely effects of the construction phase will comprise:


Compound for delivery and storage of materials (Temporary structures such as storage
containers



Heavy plant, excavators



Health and Safety, ‘Heras’ type fencing and temporary hoarding boards



Noise and movement associated with delivery vehicles and plant machinery



General external activity and loss of tranquillity
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These activities, equipment and materials can be mitigated by temporary screening to protect views and
contain activities.
Construction effects on views
Construction impacts on views will limited to potential glimpses from views from the nearby PROW or
from within the adjoining settlement. Overall, the predicted construction effects are assessed to be
temporary but have Moderate Adverse effects on both landscape and visual receptors.
Mitigation

Mitigation measures proposed as part of the development to assist with mitigating effects predicted
during operational phase are as follow:
•

Layout designed to set new built form towards the eastern margin of the site so as to
maintain openness along the PROW and distinctiveness between existing plots of land
separated by the PRoW

•

Small scale that reflects local pattern of settlement in modern areas of the village.

•

Opportunity to create a sense of village transition, experienced from public right of way
that improves sense of arrival at Conservation Area.

•

New hedge planting along the southern boundary of the PROW to remove visually
prominent fencing.

•

Retain and enhance existing site boundary vegetation with additional native hedge
planting to strengthen site GI and sense of place

•

Potential for new orchard tree planting throughout

•

Potential for wider tree planting to enhance verdant character of the site in conjunction
with reinforcement of boundary planting.

•

Potential for new long grass sward habitat creation

•

New tree planting of native species within site boundaries to create a well treed setting of
the development.

•

Entrance tree and hedgerow feature planting limiting views from the north

•

Creating high quality structures using materials and finishes in keeping with the desirable
local vernacular
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The implementation of landscape enhancements, (refer to Landscape Analysis Sketch Figure 20)
recommendations will result in a net gain of vegetative landscape resources due to proposed new native
tree and hedge planting along new boundaries.
Visual amenity
The following measures would assist in mitigating visual effects during the construction phase:


Limitations on working hours, particularly during hours of darkness to restrict external
lighting and other disturbances to neighbouring properties



Control on times of plant equipment and materials deliveries to reduce impact of vehicle
movements



Control on waste/rubbish to prevent excessive stock piling on site

The following measures would assist in mitigating effects during operation:


Manage and maintain all existing trees and vegetation where retained within the wider
site.
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Table 1: Summary of landscape assessment
Landscape effects

Significance of effect

Landscape
receptor

Susceptibility
/vulnerability
to change

Value

Overall
Sensitivity

Scale of effect

Duration and
reversibility

Overall
Magnitude
of effect

Significance of effects
at Year 1

Significance of effects at
establishment (of
mitigation planting*)

LCT/LCA:
Unwooded
Vale/LCA Vale
of Evesham
Fringe

Medium- Low

National

Medium

Development would be a negligible permanent
change within an existing developed area. The
site size and scale of development forms a very
small area within these large character areas.

Negligible

Not significant

Not significant

Local
landscape
character

Medium High

Medium
High

Development will be limited to an existing area of
built development, and offer the opportunity to
bring permanent enhancement with landscape
features and open space to a currently
inaccessible site that makes only a very limited
contribution to the local landscape character.

Low

Slight adverse

Slight beneficial with
development of trees

Site features
and elements

Medium

Medium

Development is within an area already developed.
Enhancement can be achieved through the
retention and enhancement of the limited
features that currently contribute to the site
character. Additional planting can link with
surrounding green infrastructure, and the
proposed open space will provide public access
to an area currently inaccessible and provide an
aesthetic enhancement. The only loss on site will
be some openness where dwellings are proposed,
and areas of grass.

Medium

Moderate/ Slight
adverse

Slight beneficial with
development of trees

(AONB)

National
(AONB)

Community

Geographical
Extent

*Establishment in this case means primary mitigation measures are achieving their objectives.
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Table 2: Summary of visual assessment
Visual effects
Visual receptor

Susceptibility
/vulnerability
to change

Value

Overall
Sensitivity

Scale of effect

Walkers at
junction of
Broadway high
street and PROW
640B to the south

High

High

High

Users of PROW
south of the study
site - PROW 550B
and 551B

High

High

Walkers using
PROW running
north-south
through the site

High

Users of Morris
Road to the north

Medium

Significance of effect
Geographical
Extent

Duration and
reversibility

Overall
Magnitude
of effect

Significance of effects
at Year 1

Significance of effects at
establishment (of
mitigation planting*)

The study site is not visible from this location due
to intervening vegetation.

Negligible

Not Significant

Not Significant

MediumHigh

Views towards the site for a short section of the
PROW as it passes by the southern boundary of
the study site. Views seen against the background
of adjacent residential development, with
potential for mitigation planting to filter views.

Mediumhigh

Slight Adverse

Slight Adverse

High

Medium
High

Transient views unto the site, partially filtered by
mitigation planting, for a short section of the path
when immediately adjacent to the study site,
views further north and south obscured by built
form.

Mediumhigh

Slight adverse

Slight adverse

Medium

Medium

The proposals are likely to form a large proportion
of the view when immediately adjacent to the
study site. Views becomes more obscured moving
further north away from the study site. Views are
seen from within the urbanised context of the
wider settlement. Any glimpsed views are seen in
the context of adjacent, residential dwellings.
Views are partially filtered by intervening trees,
with potential for further screening from
additional mitigation planting.

Mediumhigh

Slight adverse

Slight adverse
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Walkers using the
Cotswolds Way to
the south-east

High

High

High

Some glimpsed transient views for part of the
PROW. Development forms a very small
proportion of the overall views and is partially
obscured by intervening built form. Any
glimpsed views of the development will be seen
in the context of the existing surrounding
residential properties.

Negligible

Not Significant

Not Significant

*Establishment in this case means primary mitigation measures are achieving their objectives.
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SUMMARY AND CONCLUSION:

The study site comprises a single field laid to grass within the settlement of Broadway. The study site is
generally contained by established settlement features and does not form part of the wider countryside.
The study site and contextual area are located within the Cotswold Area of Outstanding Natural Beauty
(AONB) and adjacent to the Broadway Conservation Area which lies to the east of the site. Although the
study site lies within the AONB it is not considered that the scale of the proposed scheme would
constitute ‘major development’ for the purposes of NPPF paragraph 172 and related footnote.
The study site is identified as ‘Green Space’ in SWDP Policy 38 and proposed as Local Green Space in the
emerging Neighbourhood Plan. When considered in the context of the criteria set out in NPPF paragraphs
99 & 100 it is assessed that the study site does not meet the threshold set by the need for local green
space to be ‘particularly important’ or ‘locally significant’.
Due to the central location within the main settlement area, the study site reflects only limited published
characteristics of the county and district landscape character types and reflects characteristics closely
associated with the settlement. There are limited landscape features of rarity or vulnerability on site but
features include a number of site trees and the Cotswold stone walling. The openness of the site is a
characteristic which allows views through the site from adjoining public rights of way but these are
generally local and incidental views, experienced in the context of the adjoining settlement features. The
adjoining modern settlement context influences the character of the site and the nature of views across
and through the site. Local features include modern dwellings, their gardens and boundary treatments
which reduce sense of time depth and tranquillity so generally reduce the susceptibility of the study site
to changes.
The introduction of built form that reflects the local context and vernacular, provides an opportunity for
potential enhancement including public access and the creation of a sympathetic transition between the
modern settlement to the north, west and east with the traditional settlement to the south represented by
the designated Conservation Area. The development proposals through scale and massing, respond to the
location and visual amenity. In particular, the layout maintains the openness of the site along the public
right of way so that views and open character are conserved. At a more detailed level, the development
provides an opportunity to introduce further Cotswold dry stone walling, tree and hedge planting and
open space that can positively contribute to the local landscape character and visual amenity. This design
approach has introduced mitigation that reduces the potential landscape and visual effects of
development, generally limiting them to the site itself or its immediate boundaries. Although the
development would result in some loss of openness, this loss is limited.
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Open views are experienced from the Public Right of Ways immediately adjacent to the site running along
the western and southern boundaries, and glimpsed short-distance views from Morris Road to the north.
Where views are afforded, the site is seen in the context of the surrounding residential properties which
enclose the site on all sides, formed of a variety of ages and styles. The site forms a very small proportion
of the wide, long-distance panoramic views from the Cotswold Way, with the site seen in its context
enclosed and partially obscured by the surrounding residential built form. Mitigation planting augmenting
existing site green infrastructure will help to further mitigate short distance potential views, reducing
potential visual prominence. Such planting can include orchard tree species which can introduce an
element of time depth through the reflection of past local land uses.
Although the study site and adjoining land are designated as ‘Green Space’ the proposed scheme offers
the opportunity to increase public access to the land within the applicants control and to introduce future
management that increases wildlife habitat and potential ecological value. These have the potential to
enhance the local community value of the land in keeping with the general intentions of the emerging
neighbourhood plan.
Overall, it is assessed that the site has capacity in landscape and visual terms for the development
proposals as they conserve the existing desirable site features and characteristics. In addition, the
development proposals maintain and develop the study site as a charismatic transitionary link between
the modern settlement and the traditional village. This assessment confirms that the proposals can be
accommodated without causing unacceptable harm to the landscape character or setting of the existing
settlement including the Conservation Area. As such the proposals conserve the special qualities and
distinctive sense of place of the Cotswolds AONB in keeping with both national and local policy.
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APPENDIX A - ASSESSMENT METHODOLOGY
1.1

Assessment Guidelines
The methodology used to identify and assess the landscape and visual effects of proposed
development and their significance is based on the following recognised guidance:


Guidelines for Landscape and Visual Impact Assessment (GLVIA), Third Edition
(Landscape Institute and Institute of Environmental Management and Assessment)



Photography and Photomontage in Landscape and Visual Impact Assessment,
Advice Note 01/11 (Landscape Institute)

1.2

LVIA Methodology
The Landscape and visual impact assessment is a tool used to identify and assess the effects
of change, resulting from development, and their significance on the landscape as a
resource and people’s views and visual amenity. It is an iterative process intended to inform
design decisions so that new development can avoid or reduce significant negative
(adverse) effects on the landscape and visual environment.
It is recognised as important to draw distinctions between landscape and visual effects
during the assessment; treating them independently although related. GLVIA sets out the
recommended process for assessing the significance of effects by comparing the sensitivity
of the visual or landscape receptor with the magnitude of change resulting from
development.
The GLVIA states that the assessment should cover the following stages:


Project description: description of the proposed development for the purpose of
assessment; main features of proposals and establish parameters



Baseline studies: establishes existing nature of landscape and visual environment
in the study area, includes information of the value attached to different resources



Identification and description of effects: that are likely to occur including whether
they are adverse or beneficial



Assess significance of effects: systematic assessment of the likely significance of
the effects identified
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Mitigation: proposes measures designed to avoid/prevent, reduce or offset (or
compensate for) any significant negative (adverse) effects

Method of Desk Study
Assessment of Ordnance Survey map data, aerial photographs, landscape designations and
landscape planning policies are undertaken at the outset to inform the extent of the study
area and identify sensitive visual receptors and likely sensitivity of the landscape. Liaison
with the Local Planning Authority landscape officer is also undertaken to agree landscape
resources and visual receptors of potential sensitivity to be included within the assessment.
Method of Field Work
Site survey is undertaken by at least one chartered landscape architect. Visual and landscape
receptors are checked and refined initially from the study site. Visual receptors are then
visited from the nearest publicly accessible location to select the most suitable and
representative viewpoint. Assessment is undertaken on site; locations and notes recorded
on maps and photographs taken from viewpoints. Photographs are taken using a digital SLR
set to the equivalent of a 50mm SLR lens; which best represents the view experienced by the
human eye.
1.3

Method for Assessing Landscape
Landscape Character and Characterisation
Landscape Character Assessment Guidance defines ‘landscape’ as consisting of the
following elements:


Natural: Geology, landform, air and climate, soils, flora and fauna



Cultural/Social: land use, settlement, enclosure



Perceptual and Aesthetic: memories, associations, preferences, touch and feel,
smells, sounds and sight

Landscape Character Assessment Guidance encourages assessment at different scales
that fit together as a hierarchy of landscape character areas and types so that each level
can provide more detail to the one above. Identifying the existing landscape character
is part of establishing the baseline conditions of a study site and its study area.
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National Character Assessment
Establishes broad pattern of the landscape of the wider countryside
↓
District Character Assessment
Establishes pattern of the landscape of the district/county countryside
↓
Local Character Assessment
Establishes pattern of the landscape at a local level
↓
Site elements and features
Establishes to landscape resources on the site such as trees, hedges etc
Value of the landscape receptor
Value can apply to areas of landscape as a whole, or to the individual elements,
features and aesthetic or perceptual dimensions which contribute to the character of
the landscape. Value is determined by some or all the following aspects:


Importance applied to landscape by designation or planning policy and the level
of this importance in terms of local, regional or national importance



The views of the local consultees including the local planning authority, members
of the public, special interest groups such as Parish Council, wildlife or walking
groups



The rarity, importance and condition of the landscape resource as judged
objectively by the landscape professional

International and Nationally designated landscapes tend to be of the highest value,
locally designated landscapes are most likely to be of moderate value and
undesignated landscapes can either be of lower to moderate value depending on an
assessment taking into account the following factors:


Condition of the local landscape



Scenic quality



Rarity



Representativeness



Conservation interests



Recreation value



Perceptual aspects



Associations
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The definitions of value used are as follows:


International: such as World Heritage Sites



National: such as National Parks, AONB, Conservation Areas, Listed Buildings



Local: such as Special Landscape Areas, Areas of Great Landscape Value, several
protected features such as Tree Preservation Orders, site may be mentioned in
literature, art, tourism or in district/county landscape character assessments or
sensitivity assessments.



Community: generally undesignated, may have value at a community level by
tourism, literature, art, village greens or allotments, may have a small number of
protected features



Site: no designated features or landscape, limited value, no protected features

Susceptibility of the landscape receptor to the proposed change
This relates to the ability of the landscape receptor (whether it be the overall
character or quality/condition of a particular landscape type or area, or an individual
element and/or feature, or a particular aesthetic and perceptual aspect) to
accommodate the proposed development without undue consequences for the
maintenance of the baseline situation and/or the achievement of the of landscape
planning policies.
The definitions of susceptibility of the proposed change to landscape used are as
follows:


High: Elements, features or whole landscapes that are susceptible to change, with
limited opportunities to accommodate change based on the strength of the
existing landform, pattern, land cover, settlement pattern, sense of enclosure,
visual context, tranquillity



Medium: Elements, features or whole landscapes that are partially susceptible to
change, with some opportunities to accommodate change based on the strength
of the existing landform, pattern, land cover, settlement pattern, sense of
enclosure, visual context, tranquillity



Low: Elements, features or whole landscapes that have limited susceptibility to
change, with opportunities to accommodate change based on the strength of the
31

Land off Morris Road, Broadway: Landscape & Visual Impact Assessment V2

existing landform, land use pattern, land cover, settlement pattern, sense of
enclosure, visual context, tranquillity
Definition of Landscape Sensitivity
Landscape sensitivity is determined by combining judgements of the susceptibility to
the proposed change and the value of the receptor. Refer to Table A.
Table A: Definition of Landscape Sensitivity:
Sensitivity
Definition
- High susceptibility to proposed change
High
- May be a designated landscape valued at a National or International
level
- Landscape characteristics are vulnerable and unable to accommodate
change
- Development may result in significant changes to landscape
character
Medium-High

-

Medium or high susceptibility to proposed change
May be a designated landscape valued at a local or national level
Landscape characteristics are vulnerable with limited ability to
accommodate change
Development may result in moderate changes to landscape character

Medium

-

Medium susceptibility to proposed change
Some designated features and/or valued at a local level
Landscape characteristics are able to accommodate some change
Development may not result in significant changes to landscape
character

Medium-Low

-

Low or medium susceptibility to proposed change
Likely to be an undesignated landscape but possibly some designated
features and/or valued at a local level
Landscape characteristics are resilient to accommodating change
Development may not result in significant changes to landscape
character

Low

-

Negligible

-

Low susceptibility to proposed change
Undesignated landscape and/or valued at a community level
Landscape characteristics are robust and able to accommodate
change
Development may not result in significant changes to landscape
character
No susceptibility to proposed change
Undesignated, valued at a site level
Landscape characteristics that are degraded or discordant with
landscape character
Development may result in an improvement to landscape character
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Landscape Receptor – Overall Magnitude of Effect
The magnitude of the effect is determined by combining the professional
judgements about the size or scale of the landscape effect, the geographical
extent over the area which the effect occurs, its reversibility and its duration.
Refer to table B:


The scale of the effect – for example, whether there is complete loss of a particular
element/feature/characteristic or partial loss or no loss; proportion of key elements
or features of the baseline that will be lost, the value/importance of these elements
to the landscape character and the degree of contrast between the development
and the landscape character



The geographical extent of the area affected relative to the receptor; this will range
from the site itself, a short distance comprising the immediate local area, a
medium distance comprising the local and middle landscape and long distance
comprising the wider landscape



The duration of the effect; 0-1 year for the construction period is considered short
term duration, 1-10 years for mitigation to establish is considered medium term
duration, 10 years and beyond is considered long term duration



Reversibility; the extent to which the development could be removed and the land
reinstated. Reversible and temporary development would include solar farms and
wind turbines. Other development such as housing would be considered
irreversible and permanent

33

Land off Morris Road, Broadway: Landscape & Visual Impact Assessment V2

Table B: Definition of Landscape Magnitude of Effect:
Magnitude of
change:

Predicted landscape effects:

High

-

Very substantial loss of landscape elements of the landscape, and/or
the lost elements make a substantial contribution to landscape
character, and/or change affects a large geographical area, and/or the
development introduces a dominating and contrasting characteristic
to the landscape

Medium-High

-

Substantial loss of landscape elements of the landscape, and/or the
lost elements make a large contribution to landscape character,
and/or change affects a moderate to large geographical area, and/or
the development introduces a prominent and partially
uncharacteristic feature to the landscape

Medium

-

Moderate loss of landscape elements of the landscape, and/or the lost
elements make a moderate contribution to landscape character,
and/or change affects a moderate geographical area, and/or the
development becomes an identifiable feature but not wholly
uncharacteristic to the landscape

Medium-Low

-

Partial loss of landscape elements of the landscape, and/or the lost
elements make a moderate to small contribution to landscape
character, and/or change affects a small to moderate geographical
area, and/or the development is perceptible but not wholly
uncharacteristic to the landscape

Low

-

Minor loss of landscape elements of the landscape, and/or the lost
elements make a small contribution to landscape character, and/or
change affects a small geographical area, and/or the development
introduces elements not uncharacteristic to the landscape

Negligible

-

Negligible or no loss of landscape elements of the landscape, and/or
the lost elements make a limited contribution to landscape character,
and/or change affects a very small geographical area, and/or the
development introduces characteristics that are consistent with or
enhance the landscape, and/or effects may be short term, temporary
or reversible
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Assessment criteria used to assess landscape effects
Landscape effects are judged by assessing the overall sensitivity (susceptibility to change
and value of receptor) of the existing landscape and the overall magnitude of effect
predicted as a result of the development (size/scale, geographical extent, duration and
reversibility of effect). The diagram below, produced by IEMA for Environmental Impact
Assessment, is utilised to judge the effect.
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1.4

Method for Assessing Views
A Zone of Theoretical Visibility (ZTV) is often produced as an initial desktop tool to inform
the extent of the study area based on the theoretical visibility of the development. The (ZTV)
illustrates the extent to which the proposed development site as a whole is potentially
visible from the surrounding area. ZTV’s are prepared using GIS software (Global Mapper) by
carrying out an analysis of the visibility of the site from the surrounding area up to 5km
using a digital terrain model from OS Landform DTM profile and OS Panorama DTM
data. Calculations are based on bare earth survey OS height data with a viewer height set at
1.7m. The digital terrain model and subsequent output are based on bare earth modelling
and as such do not take into account any screening from land cover such as buildings,
hedgerows and trees. ZTV mapping therefore represents a ‘worst case’ scenario assuming
100% visibility, where the actual extents of visibility are likely to be less extensive. ZTV’s are
used to determine where there may be potential views of the development which are then
further verified with site visits. The ZTV is then used to identify potential key views of the
development which are then verified by field work to further identify and visit visual
receptors. Where a ZTV is not produced, the study area is determined by reviewing land use
and landform shown on OS maps and aerial photos. Field work is then undertaken to refine
the extent of views.
Viewpoints selected for inclusion in the assessment and for illustration of the visual effects
fall broadly into three groups:


Representative viewpoints, selected to represent the experience of different
types of visual receptor, where larger numbers of viewpoints cannot all be
included individually and where the significant effects are unlikely to differ – for
example, certain points may be chosen to represent the views of particular public
footpaths and bridleways



Specific viewpoints, chosen because they are key and sometimes promoted
viewpoints within the landscape, including for example specific local visitor
attractions, viewpoints in areas of particularly noteworthy visual and/or
recreational amenity such as landscapes with statutory landscape designations, or
viewpoints with particular cultural landscape associations



Illustrative viewpoints, chosen specifically to demonstrate a particular effect or
specific issues, which might, for example, be restricted visibility at certain locations
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Visual effects are determined through a process of identifying which visual receptors are
likely to experience significant visual effects. The process of identifying effects involves
determining the sensitivity of each visual receptor and magnitude of change
experienced at each which leads to a professional judgement of the visual effects.
Value attached to views
Visual sensitivity is partially determined by judgements made attributing value to views.
Judgements take account of:


Recognition of the value attached to particular views, for example in relation to heritage
assets, or through planning designations



Indicators of the value attached to views by visitors, for example through appearances in
guidebooks or on tourist maps, provision of facilities for their enjoyment (such as parking
places, sign boards and interpretive material) and reference to them in literature or art
The value of views is defined as follows:


High; Recognition of the view by its relation to a heritage asset or national
planning designation (AONB, National Park, National Trail). Appearance in guide
books, tourist maps or featured in well-known art works. Provision of facilities such
as interpretation panels, parking places & signage. Views enjoyed at a local or
national level.



Medium; Local planning designation (Country Park, AGLV) or valued locally by
village design statement or sensitivity assessment. May be some detractor
elements, views enjoyed at a local level.



Low; No specific value placed by designation or publication, may be a large
proportion of detractor elements within the view, views enjoyed at a community
or site level.

Susceptibility of visual receptors to change
Visual sensitivity is partly determined by the susceptibility to change of each visual
receptor. The susceptibility of different visual receptors to changes in views and visual
amenity is mainly a function of:
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The occupation or activity of people experiencing the view at particular locations;
and



The extent to which their attention is focussed on the views and visual amenity
they experience at particular locations

The susceptibility of visual receptors to change in views and visual amenity is defined
broadly as follows:


High; residents at home (generally rooms occupied during daylight hours), people
engaged in outdoor recreation (public rights of way or where attention is focussed
on the landscape or particular views), visitors to heritage assets or other attractions
where the surroundings are important to the experience, communities where
views contribute to the landscape setting enjoyed by residents in the area



Medium; travellers on road, rail or other transport modes such as cyclists



Low; people engaged in outdoor sport or recreation which does not involve or
depend upon appreciation of views, people at their place of work whose attention
may be focused on their work or activity

Combining judgements regarding the susceptibility of change with the value attached
to views leads to a professional judgement of sensitivity of each visual receptor.
Table C: Definition of Visual Sensitivity
Sensitivity rating:
Definition:
High
Receptor may have high susceptibility to changes in view/visual
amenity, views experienced may be of a high value designated
landscape or at a defined publicised viewing point/attraction, receptors
may include residents at home (from rooms generally occupied in
daylight hours), users of national or long distance trails or visitors to
listed parks/gardens.
Medium-High

Receptor may have medium or high susceptibility to changes in view,
views experienced may be of a high or medium value designated
landscape, receptors may include travellers on scenic road routes,
residents at home (from rooms not facing the development or generally
not occupied in daylight hours), users of public rights of way.

Medium

Receptors may have medium susceptibility to changes in view/visual
amenity, views experienced may be within medium value locally
designated landscape, receptors may include travellers on roads,
pedestrians or cyclists.
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Medium-Low

Receptors may have with low or medium susceptibility to changes in
view/visual amenity, views experienced may be of a medium or low
value locally designated landscape where there maybe be some
detractors, receptors may include commuters on busy roads such as
motorways or urban roads, users may be involved in passive outdoor
sport such as golf.

Low

Receptors may have low susceptibility to change in views/visual
amenity, views experienced are likely to be of low value undesignated
landscape with several detractors, receptors may include people at
work, people engaged in outdoor sport or recreation which does not
depend on landscape as a setting

Negligible

Receptors may have low or negligible susceptibility to change in
views/visual amenity, views experienced are likely to be of low value
undesignated landscape dominated by detractors where there are low
numbers of receptors engaged in indoor active work

Visual Receptor – Overall Magnitude of Effect
The magnitude of the effect is determined by combining the professional judgements
about the size or scale of the visual effect, the geographical extent over the area which
the effect occurs, its reversibility and its duration. Refer to table D:

Table D: Definition of Visual Magnitude of Effect
Magnitude of
Predicted visual effects:
change:
High
Total loss or very substantial alteration of key views, and/or site may
form a very large proportion of the view, and/or all of the site may be
visible, and/or views of the site may be experienced over a long distance
by high numbers of receptors, and/or views may be permanent and
irreversible
Medium-High
Substantial alteration of key views, and/or site may form a medium to
large proportion of the view, and/or most of the site may be visible,
and/or views of the site may be experienced over a moderate to long
distance by moderate to high numbers of receptors, and/or views may
be permanent and irreversible
Medium
Moderate alteration of key views, and/or site may form moderate
proportion of the view, and/or around half of the site may be visible,
and/or views of the site may be experienced over a moderate distance
by moderate numbers of receptors, and/or views may be permanent
and irreversible
Medium-Low
Moderate to minor alteration of key views, and/or site may form
moderate to minor proportion of the view, and/or partial views of the
site, and/or views of the site may be experienced over a moderate to
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Low

Negligible

short distance by moderate to low numbers of receptors, and/or views
may be permanent and irreversible
Minor alteration of key views, and/or site may form small proportion of
the view, and/or partial or obscured views of the site, and/or views of
the site may be experienced over a short/local distance by low numbers
of receptors, and/or views may be permanent and irreversible
Limited alteration of key views, and/or site may form very small
proportion of the view, and/or limited views of the site, and/or views of
the site may be experienced over a very short distance by a limited
number of receptors, and/or views may be temporary, reversible,
permanent or irreversible

Assessment criteria used to assess visual effects
Visual effects are judged by assessing the overall sensitivity (susceptibility to change
and value of receptor) of the existing landscape and the overall magnitude of effect
predicted as a result of the development (size/scale, geographical extent, duration
and reversibility of effect). The diagram below, produced by IEMA for Environmental
Impact Assessment, is utilised to judge the effect.
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1.5

Assessment criteria used to assess significance of effects
Following identification of the sensitivity, extent and significance of the individual
landscape and visual effects the overall effects are combined with each other. A
judgement is then made by identifying the most significant effects, after mitigation,
resulting in the likely impacts of the proposed development. The definitions of the final
statement of significance are shown in Table E.

Table E: Definition of significance
Significance of
impact:

Definition of predicted effects:

Substantial beneficial
(positive) effect

The proposals would result in:
the scheme causing a significant improvement to the existing view
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Moderate beneficial
(positive) effect

Slight beneficial
(positive) effect

Not significant

Slight adverse
(negative) effect

Moderate adverse
(negative) effect

Substantial adverse
(negative) effect

successful mitigation providing significant improvements to
landscape quality and character
fitting in very well with the scale, landform and pattern of the existing
landscape
The proposals would result in:
the scheme causing a noticeable improvement to the existing view
successful mitigation providing noticeable improvements to
landscape quality and character
fitting in well with the scale, landform and pattern of the existing
landscape
The proposals would result in:
the scheme causing perceptible improvement in the existing view
successful mitigation providing slight improvements to landscape
quality and character
fitting in with the scale, landform and pattern of the existing
landscape
The proposals would result in:
the scheme causing no discernible deterioration or improvement to
the existing view
mitigation that neither deteriorates or improves landscape
the scale, landform and pattern of the current landscape is broadly
retained
The proposals would result in:
the scheme causing a slight perceptible deterioration to the existing
view
almost wholly success in mitigating adverse effects
not quite fitting the landform and scale of the landscape
The proposals would result in:
the scheme causing a noticeable deterioration to the existing view
only partial mitigation of adverse effects
variance to the existing landscape, out of scale or at odds with the
local pattern and landform
The proposals would result in:
the scheme being immediately apparent causing significant
deterioration to the existing view
no way of fully mitigating adverse effects
considerable variance to the existing landscape, degrading the
integrity of its overall character
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APPENDIX B – GLOSSARY OF TERMS
Some of the terms listed below may not have been used within the document.
Characterisation

The process of identifying areas of similar landscape character,
classifying and mapping them and describing their character.
Areas of landscape identified as being of importance at
Designated landscape
international, national or local levels, either defined by statute or
identified in development plans or other documents.
Individual parts which make up the landscape, such as, for
Elements
example, trees, hedges and buildings.
Geographical Information A system that captures, stores, analyses, manages and presents
data linked to location. It links spatial information to a digital
System (GIS)
database.
Network of green spaces and watercourses and water bodies that
Green Infrastructure (GI)
connect rural areas, villages, towns and cities.
Effects that result indirectly from the proposed project as a
Indirect effects
consequence of the direct effects, often occurring away from the
site, or as a result of a sequence of interrelationships or a complex
pathway. They may be separated by distance or in time from the
source of the effects.
The process by which project design is amended and improved
Iterative design process
by successive stages of refinement which respond to growing
understanding of environmental issues.
Those combinations of elements which are particularly important
Key characteristics
to the current character of the landscape and help to give an area
its particularly distinctive sense of place.
What land is used for, based on broad categories of functional
Land use
land cover, such as urban and industrial use and the different
types of agriculture and forestry.
An area, as perceived by people, the character of which is the
Landform
result of the action and interaction of natural and /or human
factors.
A tool used to identify and assess the likely significance of the
Landscape and Visual
Impact Assessment (LVIA) effects of change resulting from development both on the
landscape as an environmental resource in its own right and on
people’s views and visual amenity.
A distinct, recognisable and consistent pattern of elements in the
Landscape Character
landscape that makes one landscape different from another,
rather than better or worse.
These are single unique areas which are the discrete geographical
Landscape Character
areas of a particular landscape type.
Areas (LCA’s)
The process of identifying and describing variation in the
Landscape Character
character of the landscape, and using this information to assist in
Assessment
managing change in the landscape. It seeks to identify and
explain the unique combination of elements and features that
make landscape distinctive. The process results in the production
of a Landscape Characterisation Assessment.
Effects on the landscape as a resource in its own right.
Landscape Effects
A measure of the physical state of the landscape. It may include
Landscape quality
the extent to which typical character is represented in individual
(condition)
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Landscape receptors
Landscape value
Magnitude (of effect)

Photomontage
Scoping
Sensitivity
Significance
Susceptibility (or
vulnerability)
Time depth
Tranquillity
Visual amenity

Visual effects
Visual receptors
Visualisation
Zone of Theoretical
Visibility (ZTV)

areas, the intactness of the landscape and the condition of
individual elements.
Defined aspects of the landscape resource that have the potential
to be affected by a proposal.
The relative value that is attached to different landscape by
society. A landscape may be valued by different stakeholders for a
whole variety of reasons.
A term that combines judgements about the size and scale of the
effect, the extent of the area over which it occurs, whether it is
reversible or irreversible and whether it is short or long term in
duration.
A visualisation which superimposes an image of a proposed
development upon a photograph or series of photographs.
The process of identifying the issues to be addressed by an EIA. It
is a method of ensuring that an EIA focuses on the important
issues and avoids those that are considered to be less significant.
A term applied to specific receptors, combining judgements of
the susceptibility of the receptor to the specific type of change or
development proposed and the value related to that receptor.
A measure of the importance or gravity of the environmental
effect, defined by significance criteria specific to the
environmental topic.
How susceptible or vulnerable the landscape receptor is to
accommodate the proposed development without undue
negative consequences for the maintenance of the baseline
situation
Historical layering – the idea of a landscape as a ‘palimpsest, a
much written –over manuscript.
A state of calm and quietude associated with peace, considered to
be a significant asset of landscape.
The overall pleasantness of the views people enjoy of their
surroundings, which provides an attractive visual setting or
backdrop for the enjoyment of activities of the people living,
working, recreating, visiting or travelling through an area.
Effects on specific views and on the general visual amenity
experienced by people.
Individuals and/or defined groups of people who have the
potential to be affected by a proposal.
A computer simulation, photomontage or other technique
illustrating the predicted appearance of a development
A map, usually digitally produced, showing areas of land within
which a development is theoretically visible.
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APPENDIX C – FIGURES AND PLANS
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1.

INTRODUCTION

1.1

This Planning Statement has been prepared by Pegasus Group to accompany a
planning application which is submitted on behalf of Greystoke Land Ltd (the
Applicant).

The

application

relates

to

land

off

Morris

Road,

Broadway,

Worcestershire (the Application Site).
1.2

In summary, the application seeks outline planning permission (with all matters
of detail reserved for subsequent determination) for a residential development of
up to 9 dwellings, alongside other associated works.

1.3

A more detailed description of the development proposals is set out in Section 3
of this Planning Statement and within the separate Design and Access Statement
that accompanies the application.
The Purpose and Content of the Planning Statement

1.4

This Planning Statement provides a summary overview of the application
proposals and identifies the Planning Policy Framework within which it should
normally be considered.

1.5

Section 2 provides a description of the site and its surroundings. A description of
the development proposals is set out in Section 3. The relevant planning history
is outlined in Section 4. The Planning Policy Framework that is applicable to the
application is provided in Section 5. Section 6 then provides an assessment of
the main planning issues and provides a reasoned justification for the scale and
nature of the development that is now being proposed. Section 7 deals with the
overall planning balance. The summary and conclusions are set out in Section 8.
Other Supporting Documents

1.6

In addition to this Planning Statement, the application is supported by a number
of other documents including:• Arboricultural Impact Assessment
• Built Heritage Statement
• Design and Access Statement
• Desk based Archaeological Assessment
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• Drainage Statement
• Ecological Impact Assessment
• Landscape and Visual Appraisal
• Transport Statement
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2.

THE SITE DESCRIPTION AND LOCATION

2.1

The application site is located within the village of Broadway, in the Cotswolds.
Broadway is situated approximately 11.5km south-east of Evesham and falls
within the administrative area of Wychavon District Council (the LPA).

2.2

Broadway is identified as a Category 1 Village within the adopted South
Worcestershire Development Plan 2016 (SWDP). Category 1 Villages are
identified as having at least four key services and score at least 16 points in the
Village Facilities Survey.

2.3

There is a range of existing services and facilities available within Broadway and
these are within easy walking distance of the site. The site is in close proximity
to the centre of Broadway, being situated around 350m from the centre.

2.4

As such, the following services and facilities would help serve the day to day
needs of future residents of the site:• Broadway First School and St Mary’s R C Primary School;
• Convenience stores, including Mid Counties Co-op and Nisa Local;
• Butchers;
• Multiple Doctor’s Surgeries and a Dental Care Centre;
• Post Office;
• Library;
• A selection of small retail stores;
• A number of cafes, eateries and Public Houses;
• Leisure opportunities, including the Broadway Tower, Gordon Russell
Design Museum, Broadway Activity Park, and The Richard Hagen Gallery;
• A Village Hall (Lifford Hall);
• Churches; and
• Multiple bus stops.
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2.5

Broadway is also served by regular bus services, to destinations such as
Stratford-upon-Avon, Chipping Camden, Cheltenham, Willersley, Moreton-inMarsh, Greenhill and Twyford. The closest bus stop to the site is situated on High
Street, around 160m south (via Back Lane).

2.6

The site is generally surrounded by the built-up areas of Broadway on all sides, in
a central location north of the village centre.

2.7

The site itself extends to approximately 0.97 ha and comprises existing scrubland
with some mature trees and hedgerows.

2.8

To the north, the site is bound by Morris Road, with a well-established area of
residential development beyond. To the east, the site is bound by the playing
fields of St Mary’s R C Primary School, alongside dispersed dwellings (and their
associated gardens). To the south of the site is Back Lane, with residential
dwellings beyond.

In the south-western corner of the site is a single detached

residential dwelling. To the west, the site is bound by an existing Public Right of
Way (PRoW) reference BY-6449(B). Beyond the existing PRoW is a further
field/orchard, with existing residential dwellings beyond.
2.9

The site, in its entirety, is situated within the Cotswold Area of Outstanding
Natural Beauty (AONB). The site is not subject to any other landscape or
ecological designations.

2.10

There are no Listed Buildings on, or immediately adjacent to the site. It should
be noted however that there Listed Buildings in the surrounding context,
particularly along High Street to the south of the site as explained in the Built
Heritage Assessment.

2.11

The site is not located within a Conservation Area, but the boundary to the
Broadway Conservation Area is broadly coincident with the southern boundary of
the site.

2.12

According to the Flood Risk Map for Planning, the site is located entirely in Flood
Zone 1. Therefore, the site is at the lowest risk of flooding.
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3.

THE DEVELOPMENT PROPOSALS

3.1

The Applicant seeks outline planning permission for a proposed development
comprising: “Residential development of up to 9no. dwellings with
associated access and internal roads, footpaths, parking,
landscaping, public open space, pedestrian access to
adjoining orchard land and other associated works and
infrastructure.”

3.2

The application is submitted in outline with all matters of detail reserved for
subsequent consideration at the reserved matters stage.

3.3

Notwithstanding this, the application is supported by an Indicative Masterplan
which illustrates how the development could be laid out. It also includes details of
the means of access.
Density

3.4

The application proposals involve a development of up to 9 dwellings on a site
which extends to 0.97 ha. The net density of the development area would be
circa 9 dwellings per hectare.

3.5

It should be noted that the density is influenced by the character of the area and
the desirability of keeping parts of the site open for landscape and heritage
reasons which are explained in the supporting documents.
Layout

3.6

The proposed development has been designed as a sympathetic addition to the
built-up area of Broadway which surrounds the site.

3.7

Whilst layout is a reserved matter, an Indicative Masterplan has been submitted
to demonstrate how this scale and form of development can be accommodated
within the site and assimilated into the existing built-up area.

3.8

The Indicative Masterplan proposes a single point of access from Morris Road,
southwards into the site. It proposes an entrance gateway feature, to be formed
by a combination of soft and hard landscaping elements (such as a feature wall
and/or tree planting).
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3.9

Three private drives would be served off the primary access into the site. The first
private drive would provide access to Plots 1 and 2. The second would provide
access to Plots 3 – 6, and the third providing access to Plots 7 – 9.

3.10

An area of Public Open Space would be provided adjacent to the primary access,
and to the front of Plots 7 – 9. The Indicative Masterplan also demonstrates how
the existing Public Right of Way (and associated existing wall) would be retained.
Access

3.11

As noted above, the site would require a new vehicular and pedestrian access to
be created off Morris Road from the northern boundary of the site. Further details
are provided in the Transport Assessment.

3.12

It is proposed to retain the existing PRoW along the site’s western boundary in its
existing position.
Housing Mix

3.13

The precise housing mix will be agreed at a later stage if planning permission is
granted. However, it is anticipated that the proposals would include a range of
house types that reflect its surroundings.

3.14

The Applicant will engage with the LPA to discuss how affordable housing should
be addressed given the scale of the site.
Building Heights

3.15

Whilst “scale” is a reserved matter, it is assumed that buildings would be
predominantly two storeys in height.
Landscaping

3.16

The built elements of the proposed development will be set within new on-site
green infrastructure.

3.17

Existing boundary hedgerows along the site’s northern, eastern and southern
boundaries would be retained and enhanced where possible. Furthermore, new
landscaping would be incorporated into the gateway entrance feature and the
public open space, proposed on the Indicative Masterplan.
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3.18

Additional landscaping across the site will also help green the new residential
environment and have a filtering effect on views taken from the surrounding
area.
Public Open Space

3.19

Public open space will be provided within the site, including an entrance gateway
feature, alongside an area of public open space to the front of Plots 7 – 9.

3.20

It should also be noted that land to the west of the site is in control of the
Applicant.

The Applicant intends to create a Community Orchard.

This will

include a mown path (not requiring planning permission) around the orchard and
will be a significant benefit to existing residents of Broadway and future residents
of the site.

This will provide a new area of recreation, alongside biodiversity

enhancements.
Drainage
3.21

As explained in the Flood Risk Assessment and Drainage Strategy, the proposals
will incorporate Sustainable Urban Drainage (SUDs) features which will attenuate
surface water run-off and provide additional biodiversity benefits.
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4.

PLANNING HISTORY

4.1

A search of Wychavon District Council’s Planning Register has not identified any
relevant planning history for the site.
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5.

THE PLANNING POLICY FRAMEWORK

5.1

This

Section

refers

to

relevant

National

Planning

Policy

Guidance

and

Development Plan Policies that provide the planning policy framework within
which this planning application should normally be considered.
5.2

It deals with the following tiers of policy and guidance:
• National Planning Policy Framework (NPPF);
• The Development Plan; and
• Neighbourhood Planning.
National Planning Policy Framework (NPPF) (February 2019)
Introduction

5.3

The NPPF was published in July 2018 and was the subject of a small number of
revisions in February 2019.

5.4

The introduction section of NPPF explains how the revised Framework sets out the
Government’s planning policies for England and how these should be applied
[paragraph 1]. It reiterates that Planning Law requires applications for planning
permission to be determined in accordance with the Development Plan unless
material considerations indicate otherwise [2]. The Framework is to be read as a
whole including its footnotes and annexes [3] and it may be a material
consideration in making decisions on planning applications [5]. NPPF introduces
additional wording to explain that other statements of Government Policy may be
material when preparing plans or deciding applications, including Ministerial
Statements [6].
Achieving Sustainable Development

5.5

The NPPF explains that the purpose of the planning system is to contribute to the
achievement of sustainable development [7]. It is explained that achieving
sustainable development means that the planning system has three overarching
objectives

(economic,

social

and

environmental)

and

that

these

are

interdependent and need to be pursued in mutually supportive ways [8].
5.6

NPPF clarifies that these are not criteria against which every decision can or
should be judged [9]. It goes on to state that planning decisions should play an
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active role in guiding development towards sustainable solutions but in doing so
should take local circumstances into account, to reflect the character, needs and
opportunities of each area.
The Presumption in favour of Sustainable Development (PFSD)
5.7

The NPPF carries forward the concept of the Presumption in Favour of Sustainable
Development (PFSD) and reaffirms that it sits at the heart of the framework [10].

5.8

Paragraph 11 sets out how planning applications should be determined:“11. Plans and decisions should apply a presumption in
favour of sustainable development…
For decision-taking this means:
c) approving development proposals that accord with an
up-to-date development plan without delay; or
d) where there are no relevant development plan policies,
or the policies which are most important for determining
the application are out-of-date7, granting permission
unless:
i. the application of policies in this Framework that
protect areas or assets of particular importance provides
a clear reason for refusing the development proposed6;
or
ii. any adverse impacts of doing so would significantly
and demonstrably outweigh the benefits, when assessed
against the policies in this Framework taken as a
whole.”

5.9

Footnote 6 of the Framework identifies a closed list of potential restrictive policies
that could cause the “tilted balance” to be dis-applied including inter alia, policies
relating to the Green Belt, AONB, Local Green Space, and designated heritage
assets.

5.10

The site is situated within the AONB and there are designated heritage assets
nearby. These matters are considered in the supporting documents. The site is
not Local Green Space as defined by the NPPF.

5.11

However, if such policies when applied to the proposals do not provide a clear
reason for refusal, then the “tilted balance” would remain engaged.
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5.12

Footnote 7 provides further guidance on when policies may be out of date. It
confirms that when a LPA cannot demonstrate a 5YRHLS, the policies which are
most important for determining an application involving the provision of housing
should be considered to be out of date. Footnote 7 is reproduced below, and it is
notable that it does not restrict its effect to just “policies for the supply of
housing,” as was the case with Paragraph 49 of the previous Framework:“7 This includes, for applications involving the provision of
housing, situations where the Local Planning Authority
cannot demonstrate a five year supply of deliverable
housing sites (with the appropriate buffer, as set out in
paragraph 73); 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 3 years.”

5.13

Paragraph 12 of NPPF reiterates that the PFSD does not change the statutory
status of the Development Plan as the starting point for decision making.

5.14

Paragraph 14 of NPPF relates to Neighbourhood Plans and circumstances in which
the “tilted balance” in Paragraph 11d is engaged. However there is no made
Neighbourhood Plan that covers the application site.
Decision Making

5.15

The NPPF explains that Local Planning Authorities should approach decisions on
proposed development in a positive and creative way and that decision makers at
every level should seek to approve applications for sustainable development
where possible [38].

5.16

Guidance is provided at Paragraph 48 on the weight to be given emerging plans.
It states that:“48. Local planning authorities may give weight to relevant
policies in emerging plans according to:
a) the stage of preparation of the emerging plan (the more
advanced its preparation, the greater the weight that may
be given);
b) the extent to which there are unresolved objections to
relevant policies (the less significant the unresolved
objections, the greater the weight that may be given); and
c) the degree of consistency of the relevant policies in the
emerging plan to this Framework (the closer the policies in
the emerging plan to the policies in the Framework, the
greater the weight that may be given).”
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5.17

The NPPF now includes guidance on prematurity [49-50].
Delivering a Sufficient Supply of Homes

5.18

The NPPF at Paragraph 59 reiterates the Government’s objective of:“….. significantly boosting the supply of homes.”

5.19

Paragraph 63 of the NPPF relates to affordable housing provision, and states:
“63. Provision of affordable housing should not be sought
for
residential
developments
that
are
not
major
developments, other than in designated rural areas (where
policies may set out a lower threshold of 5 units or fewer).
To support the re-use of brownfield land, where vacant
buildings are being reused or redeveloped, any affordable
housing contribution due should be reduced by a
proportionate amount28.”

5.20

Paragraph 73 requires that LPAs annually identify a minimum of five years’ worth
of housing against the housing requirement set out in adopted strategic policies,
or against the local housing need where strategic policies are more than five
years old. It continues to specify the circumstances in which different buffers will
be applied to the 5YRHLS. In Wychavon, the Local Plan was adopted in February
2016.

5.21

It is important to note the definition of “deliverable” has changed. The new
definition as set out in Annex 2: Glossary of NPPF now reads as follows:“Deliverable: 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, 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.”
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5.22

The change is significant and has implications for how the LPA calculates its
housing land supply. The new definition confirms that major sites which are
subject to outline planning permissions or allocations should not be considered
deliverable, unless there is clear evidence that completions will be achieved
within five-years.

5.23

It indicates that sites should not be considered deliverable unless there is a high
degree of certainty of them being implemented and that this can only be
demonstrated where there is clear site-specific evidence to this effect.
Building a Strong, Competitive Economy

5.24

The NPPF continues the theme of contributing towards the national economy.
Housing development will continue to have a role in this regard. Paragraph 80
specifies that “significant weight” should be placed on the need to support
economic growth.

5.25

Paragraph 83(d) indicates that planning decisions should enable the retention and
development of accessible local services and community facilities.
Open Space and Recreation

5.26

Paragraph 100 confirms that Local Green Space designations should only be used
where the green space is:
“100…
a) in reasonably close proximity to the community it
serves;
b) demonstrably special to a local community and holds a
particular local significance, for example because of its
beauty, historic significance, recreational value (including
as a playing field), tranquillity or richness of its wildlife;
and
c) local in character and is not an extensive tract of land.”

5.27

It will be explained that the application site is not currently designated as LGS
and nor would it qualify as such for the purposes of any emerging plans.
Promoting Sustainable Transport

5.28

Transport issues continue to have an important role to play in NPPF. Various
transport related objectives are identified at Paragraph 102, including amongst
other things, addressing potential impacts on transport networks, opportunities
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from existing or proposed transport infrastructure, opportunities for promoting
walking, cycling and public transport and taking account of environmental effects
and features that contribute towards making high quality places.
5.29

Paragraph 103 explains that the planning system should actively manage
patterns of growth in support of these objectives. It goes on to recognise the
differences between urban and rural areas. It states:“103….. However, opportunities to maximise sustainable
transport solutions will vary between urban and rural
areas, and this should be taken into account in both
plan-making and decision-making.”

5.30

The issues to be taken into account when considering development proposals are
set out in Paragraphs 108 to 111. Paragraphs 108 and 109 state:“108. In assessing sites that may be allocated for
development in plans, or specific applications for
development, it should be ensured that:
a) appropriate opportunities to promote sustainable
transport modes can be – or have been – taken
up, given the type of development and its
location;
b) safe and suitable access to the site can be
achieved for all users; and
c) any significant impacts from the development on
the transport network (in terms of capacity and
congestion), or on highway safety, can be cost
effectively mitigated to an acceptable degree.
109. Development should only be prevented or refused
on highways grounds if there would be an unacceptable
impact on highway safety, or the residual cumulative
impacts on the road network would be severe.” (our
emphasis).
Making Effective Use of Land

5.31

The NPPF places emphasis on making effective use of land, not only on previously
developed land but also on other land that is released for development. The
desirability of maintaining an area’s prevailing character and setting should also
be taken into account when considering density [122].
Achieving Well-Designed Places

5.32

NPPF carries forward the government’s commitment to good design. It is not
necessary to go into detail on this matter as this will be considered at the
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reserved matters stage. However, the Indicative Masterplan demonstrates that
the site can be laid out in a way which is sympathetic to the site and its location.
Conserving and Enhancing the Natural Environment
5.33

The guidance at Paragraph 170 will be relevant. It states inter alia that:“170. Planning policies and decisions should contribute
to and enhance the natural and local environment by:
a) protecting and enhancing valued landscapes,
sites of biodiversity or geological value and soils
(in a manner commensurate with their statutory
status or identified quality in the development
plan);
b)

5.34

recognising the intrinsic character and beauty of
the countryside, and the wider benefits from
natural capital and ecosystem services –
including the economic and other benefits of the
best and most versatile agricultural land, and of
trees and woodland;” (our emphasis)

It will be necessary for applicants and decision makers to recognise intrinsic
character and beauty of the countryside. However, this will be something that
needs to be balanced against the need to provide a sufficient number of new
homes in accordance with the Development Plan.

5.35

Paragraph

172

deals

with

development

in

the

AONB

including

major

development. It states that great weight should be given to conserving and
enhancing landscape and scenic beauty in AONBs which have the highest level of
protection. It states inter alia that:“172. Planning permission should be refused for major
development55 other than in exceptional circumstances,
and where it can be demonstrated that the development
is in the public interest. Consideration of such application
should include an assessment of:
a) the need for the development, including in
terms of any national considerations, and the
impact of permitting it, or refusing it, upon the
local economy;
b) the cost of, and scope for, developing outside
the designated area, or meeting the need for it in
some other way; and
c) any detrimental effect on the environment, the
landscape and recreational opportunities, and the
extent to which that could be moderated.”
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5.36

Footnote 55 to Paragraph 172 provides a definition of what constitutes major
development in the AONB:
“55 For the purposes of paragraphs 172 and 173, whether a
proposal is ‘major development’ is a matter for the decision
maker, taking into account its nature, scale and setting,
and whether it could have a significant adverse impact on
the purposes for which the area has been designated or
defined.”

5.37

The application site would not qualify as a major development site for the
purposes of NPPF paragraph 172.
Habitats and Biodiversity

5.38

Paragraph 175(d) indicates that opportunities to improve biodiversity should be
encouraged.
Conserving and enhancing the historic environment

5.39

Paragraph 189 requires that Applicants assess the heritage impacts of any
development proposal.

5.40

Paragraph 190 states that:
“190. Local planning authorities should identify and
assess the particular significance of any heritage asset
that may be affected by a proposal (including by
development affecting the setting of a heritage asset)
taking account of the available evidence and any
necessary expertise.
They should take this into account when considering the
impact of a proposal on a heritage asset, to avoid or
minimise any conflict between the heritage asset’s
conservation and any aspect of the proposal.”

5.41

Paragraph 192 requires that the positive contribution that conservation of
heritage assets can make to sustainable communities including their economic
viability should be taken into account when determining applications.

5.42

Paragraph 193 states that when considering the impact of a

proposed

development on the significance of a designated heritage asset, great weight
should be given to the asset’s conservation (and the more important the asset,
the greater the weight should be). This is irrespective of whether any potential
harm amounts to substantial harm, total loss or less than substantial harm to its
significance.
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5.43

Where a development proposal will lead to less than substantial harm to the
significance of a designated heritage asset, the NPPF states that this harm should
be weighed against the public benefits of the proposal [196].

5.44

The effect of an application on the significance of a non-designated heritage asset
should be taken into account in determining the application. In weighing
applications that directly or indirectly affect non-designated heritage assets, a
balanced judgement will be required having regard to the scale of any harm or
loss and the significance of the heritage asset [197].
Annex 1: Implementation

5.45

Paragraph 213 deals with the issue of consistency between existing planning
policies and national guidance. It states: “213 …existing policies should not be considered out-ofdate simply because they were adopted or made prior to
the publication of this Framework. Due weight should be
given to them, according to their degree of consistency
with this Framework (the closer the policies in the plan
to the policies in the Framework, the greater the weight
that may be given).” (our emphasis)

The Development Plan
5.46

Section 38 (6) of the Planning and Compulsory Purchase Act 2004, requires that
applications for planning permission must be determined in accordance with the
Development Plan, unless material considerations indicate otherwise.

5.47

At the time of writing, the statutory Development Plan policies for determining
the application are contained within the South Worcestershire Development Plan
(SWDP).
South Worcestershire Development Plan (SWDP)

5.48

The South Worcestershire Development Plan (SWDP) was adopted and published
on 25th February 2016 and is the Development Plan for Wychavon along with any
‘made’ Neighbourhood Plans.

5.49

The SWDP is an integral part of the Development Plan for the administrative
areas of Malvern Hills District, Worcester City and Wychavon District. The SWDP
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sets out a vision of the area for the period 2006 to 2030. The Plan reflects the
intentions to improve, protect and manage sustainable growth in the area.
5.50

From the Proposals Map which sits alongside the SWDP it can be seen that the
application site is located just outside of the adopted Development Boundary for
Broadway.

It is not subject to any allocations for development. The Proposals

Map also confirms that the site is designated as Green Space, it is within the
Cotswold AONB, and it is adjacent but outside, the boundary to the Broadway
Conservation Area (to the south of the site).
5.51

It is considered that the following policies are relevant to the determination of the
application:-

5.52

Policy SWDP 1 (Overarching Sustainable Development Principles) refers
to ‘Overarching Sustainable Development Principles’ and confirms that when
considering development proposals, the Local Authority will take a positive
approach that reflects the presumption in favour of sustainable development
contained in the NPPF. Policy SWDP 1 confirms that planning applications which
accord with Local Plan policies will be approved, unless material considerations
indicate otherwise. This policy is broadly similar to Paragraph 11 of the NPPF.

5.53

Policy SWDP 2 (Development Strategy and Settlement Hierarchy) outlines
the development strategy and settlement hierarchy for South Worcestershire. The
settlement hierarchy for South Worcestershire (according to Policy SWDP 2 and
Annex D) is set out below:
• Urban areas – City
• Urban areas – Main Towns
• Urban Areas – Other Towns
• Rural Areas (1) – Category 1, 2 and 3 villages
• Rural Areas (2) – Lower category villages

5.54

Broadway is identified as a Category 1 village and Policy SWDP 2 confirms the
role of Category 1, 2 and 3 villages as follows:
“These villages provide varying ranges of local services
and facilities. However, the larger settlements generally
tend to provide the greatest range. Their role is
predominantly aimed at meeting locally identified
housing and employment needs. They are, therefore,
suited to accommodate market and affordable housing
needs alongside limited employment for local needs.”
(our emphasis)
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5.55

Policy SWDP 3 (Employment, Housing and Retail Provision Requirement
and Delivery) refers to employment, housing and retail provision requirement
and delivery. This policy reads as follows:
“POLICY SWDP 3: EMPLOYMENT, HOUSING AND RETAIN
PROVISION REQUIREMENT AND DELIVERY
…
C. Housing provision will be made for about 28,400
dwellings (net) during the plan period, comprising the
area subtotals, which are separate and non-transferable
and comprise the related market housing and affordable
housing provision sub-totals, as set out in Table
4b(i).The annual requirement rates in Table 4b(ii) will
apply when monitoring delivery of the area sub-total
targets set out in Table 4b(i), and when calculating the
five-year supply requirement for the purposes of
Framework paragraph 47
...
G. The delivery and availability of housing land will be
monitored annually. Any necessary adjustments will be
made in order to deliver the overall south Worcestershire
housing target and maintain a rolling 5 year supply of
deliverable housing land consistent with the area subtotals set out in SWDP 3 D Tables 4b(i) and 4b(ii).”

5.56

Policy SWDP 4 (Moving Around South Worcestershire) confirms that
proposals must manage travel demand and provide alternative modes of travel.

5.57

Policy SWDP 5 (Green Infrastructure) confirms that all new housing
development proposals need to contribute towards the connectivity, provision and
maintenance of Green Infrastructure. For greenfield sites of less than 1ha but
more than 0.2ha (gross) – 20% Green infrastructure.

5.58

Policy SWDP 5 confirms that proposals which would have a detrimental impact on
Green Infrastructure assets within areas identified as ‘protect and enhance’ or
‘protect and restore’ will not be permitted unless various circumstances apply
(such as surplus to requirements or replacement). The SWDP Policies Map
confirms that the site is within the ‘urban – surveyed’ area.

5.59

Policy SWDP 6 (Historic Environment) states that development proposals
should enhance and conserve heritage assets (including assets of potential
archaeological interest). Policy SWDP 6 confirms that support will be provided
where development proposals enhance and conserve the significance of heritage
assets and their setting.
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5.60

Policy SWDP 7 (Infrastructure) requires new development to provide or
contribute towards the provision of infrastructure needed to support it. Where
new infrastructure is required, the infrastructure must be operational no later
than the phase of development where it is needed.

5.61

Policy SWDP 13 (Effective Use of Land) confirms that development should
make effective use of land to deliver sustainable places. Housing density, reusing
previously development land and making only exceptional use of the Best and
Most Versatile Agricultural Land should be considered.

5.62

Policy SWDP 14 (Market Housing Mix) indicates that as the proposed scheme
proposes five or more units, the site should have a mix of types and sizes of
market housing. The latest Strategic Housing Market Assessment and other local
data will inform the market housing mix.

5.63

Policy SWDP 15 (Meeting Affordable Housing Needs) identifies the need for
affordable housing within all new residential development sites. Part B(iv)
confirms that on sites of 5 – 9 dwellings, 20% of units should be affordable, and
provided on site. The policy goes on to confirm that where a robust justification
exists, off-site contributions may be accepted in lieu of on-site provision.

5.64

Policy SWDP 21 (Design) confirms that all development will be expected to be
of a high-quality design. All new development will be expected to integrate
effectively with its surroundings and where appropriate, enhance cultural and
heritage assets and their settings. Policy SWDP 21 confirms that applications
should demonstrate how the following matters have been addressed: siting and
layout; relationship to surroundings and to other development; the settings of the
city and towns; neighbouring amenity; settlement character; mix of uses; flexible
design; scale, height and massing; links, connectivity and access; detailed design
and materials; appropriate facilities; landscaping; public realm; creating a safe
and secure environment; advertisements.

5.65

Policy SWDP 22 (Biodiversity) sets out the potential impacts on biodiversity
and geodiversity which will result in development not being permitted. New
development should be designed to enhance biodiversity and geodiversity and
where practicable enhance biodiversity corridors/networks beyond the site
boundary.
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5.66

Policy SWDP 23 (The Cotswolds and Malvern Hills Area of Outstanding
Natural Beauty) relates to the Cotswold AONB, stating:
“POLICY SWDP 23: THE COTSWOLDS AND MALVERN HILLS
AREAS OF OUSTANDING NATURAL BEAUTY (AONB)
A. Development that would have a detrimental impact on
the natural beauty(50) of an AONB (as shown on the Policies
Map) will not be permitted.
B. Any development proposal within an AONB must
conserve and enhance the special qualities of the
landscape.
C. Development proposals should have regard to the most
up-to-date approved AONB Management Plans.”

5.67

Policy SWDP 24 (Management of the Historic Environment) confirms that
new development affecting heritage assets will be considered in accordance with
the Framework, relevant legislation as well as national/local guidance.

5.68

Policy SWDP 25 (Landscape Character) requires that landscaping schemes
must

demonstrate

that

they

have

considered

the

Landscape

Character

Assessment; appropriate to and integrate with the character of the landscape
setting; and they conserve/enhance the primary characteristics defined in
character assessments.
5.69

Policy SWDP 26 (Telecommunications and Broadband) requires new
development to be served by superfast broadband or alternative solutions where
appropriate.

5.70

Policy SWDP 27 (Renewable and Low Carbon Energy) confirms that new
developments providing one or more dwellings should incorporate the generation
of energy from renewable or low carbon sources equivalent to at least 10% of the
predicted energy requirements.

5.71

Policy SWDP 28 (Management of Flood Risk) sets out a number of
requirements in order to minimise the impacts of and from all types of flood risk.

5.72

Policy SWDP 29 (Sustainable Drainage Systems) provides criteria which all
development proposals will be required to consider in order to minimise flood
risk, improve water quality and groundwater recharge and enhance biodiversity
and amenity interest.
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5.73

Policy SWDP 30 (Water Resources, Efficiency and Treatment) refers to
water resources, efficiency and treatment and confirms that all new development
must demonstrate that there will be adequate water supply / water treatment
facilities to serve the whole proposed development. Proposals will not be
permitted where they would result in an unacceptable risk to the quality and/or
quantity of a water body or water bodies.

5.74

Policy SWDP 31 (Pollution and Land Instability) confirms that development
proposals must be designed to avoid adverse impacts from pollution, on human
health; biodiversity; the water environment; neighbouring land uses; and Air
Quality Management Areas. Proposals will not be permitted where the land is
contaminated or unstable and cannot be appropriately remedied.

5.75

Policy SWDP 33 (Waste) requires new developments to incorporate adequate
waste facilities.

5.76

Policy SWDP 38 (Green Space) relates to Green Space and confirms that the
development of Green Space will not be permitted unless the following
exceptional circumstances are demonstrated:
“POLICY SWDP 38: GREEN SPACE
i. The proposal is for a community / recreational use that
does not compromise the essential quality and character of
the Green Space; or
ii. An assessment of community and technical need (using
recognised national methodology where appropriate)
clearly demonstrates that the Green Space is surplus to
requirements; or
iii. Alternative / replacement Green Space of at least
equivalent value to the community has been secured in a
suitable location.”

5.77

As outlined above, the site is subject to a Green Space designation in the adopted
Development Plan.

5.78

Policy SWDP 39 (Provision for Green Space and Outdoor Community Uses
in New Development) confirms that development proposals exceeding 5
dwellings should make provision for green space and outdoor community uses.
Emerging Development Plan Documents
South Worcestershire Development Plan Review (SWDPR)
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5.79

The South Worcestershire Councils (Malvern Hills, Worcester City and Wychavon)
started a review of the SWDP in late 2017. The review will provide an updated
plan period to the year 2041.

5.80

Consultation on the Preferred Options was undertaken in November 2019.

5.81

The Preferred Options consultation outlines a number of proposed new housing
allocations, one of which is situated within Broadway:
• SWDP NEW 27 – Land off Leamington Road, Broadway (indicative housing
figure: 62 dwellings).

5.82

The following emerging policies within the Preferred Options Consultation are
considered relevant for the determination of this application:-

5.83

Emerging

Policy

SWDPR

1

(Employment,

Housing

and

Retail

Requirements) sets out the requirements for new housing, employment and
retail provision:
“SWDRP 1: EMPLOYMENT,
REQUIREMENTS

HOUSING

AND

RETAIL

In order to meet the development requirements of the
SWCs will plan, monitor and manage the delivery of at
least 13,957 additional new dwellings.”
5.84

Emerging Policy SWDPR 2 (The Spatial Development Strategy and
Associated Settlement Hierarchy) outlines the spatial development strategy
and the associated settlement hierarchy. Windfall development proposals will be
assessed against the relevant SWDPR policies, proposals are more likely to be
considered appropriate if they are within a defined settlement boundary and are
of a scale consistent with the settlement hierarchy outlined within emerging Policy
SWDPR 2. Broadway is identified as a Category 1 village.

5.85

The policy also goes on to state that open countryside is defined as land beyond
any defined Development Boundary. In the open countryside, development will
be more restricted, to development of rural works dwellings, employment
development, rural

exception sites, buildings for agriculture, replacement

dwellings and buildings, extensions and renewable energy projects.
5.86

Emerging Policy SWDPR 3 (Strategic Transport Links) refers to strategic
transport links and confirms that development proposals must demonstrate that
the proposed layout will reduce the need to travel by car, offer sustainable travel
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choices and enhance the highway safety of users. Travel Plans will be required for
all major development proposals.
5.87

Emerging Policy SWDPR 4 (Green Infrastructure) confirms that residential
proposals are required to contribute towards the provision, maintenance,
improvement and connectivity of Green Infrastructure. For greenfield sites of less
than 1 ha but more than 0.2 ha (gross), 20% Green Infrastructure is required
(excluding private gardens).

5.88

Emerging Policy SWDPR 5 (Historic Environment) states that development
proposals should conserve and enhance heritage assets, including assets which
are of potential archaeological interest. Development proposals will be supported
where they conserve and enhance the significance of heritage assets (including
their setting).

5.89

Emerging Policy SWDPR 6 (Infrastructure) requires new development to
provide or contribute towards the provision of infrastructure needed to make it
sustainable. Where new infrastructure is required, the infrastructure must be
operational no later than the phase of development where it is needed.

5.90

Emerging Policy SWDPR 7 (Health and Wellbeing) confirms that development
proposals should consider the impact on and provide opportunities to improve
health and wellbeing. Proposals should contribute towards strong, vibrant and
healthy

communities

and

help

to

reduce

health

inequalities

in

South

Worcestershire.
5.91

Emerging

Policy

SWDPR

12

(Effective

Use

of

Land)

confirms

that

development should make the most effective and sustainable use of land, with a
focus on: housing density, reusing previously development land and making only
exceptional use of the Best and Most Versatile Agricultural Land should be
considered.
5.92

Emerging Policy SWDPR 13 (Market Housing Mix) indicates that all
residential developments of five or more dwellings should contain a mix of types
and sizes of market housing. The latest Strategic Housing Market Assessment and
other local data will inform the market housing mix.

5.93

Emerging Policy SWDPR 14 (Meeting Affordable Housing Needs) sets out
the thresholds for affordable housing contributions. Part B(i) confirms that in
Designated Rural Area, on sites of between 6 – 9 dwellings, 40% of units should
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be affordable on site. Off-site contributions may be accepted where a robust
justification exists.
5.94

Emerging Policy SWDPR 17 (Residential Space Standards) notes that all
new residential development should meet the requirements of the Nationally
Described Space Standard.

5.95

Emerging Policy SWDPR 25 (Design) confirms that all new development will be
expected to be of a high-quality design.

5.96

Emerging Policy SWDPR 26 (Biodiversity and Geodiversity) confirms that all
developments are expected to deliver measurable net gains in biodiversity. The
level of biodiversity net gain should be proportionate to the scale, type and
impact of the proposed development. Additionally, new development should
support the conservation, enhancement and restoration of biodiversity and
geodiversity across the plan area.

5.97

Emerging Policy SWDRP 27 (The Cotswolds and Malvern Hills Areas of
Outstanding Natural Beauty) confirms the following for the Cotswolds and
Malvern Hills AONB:
“SWDRP 27: THE COTSWOLDS AND MALVERN HILLS AREA
OF OUSTANDING NATURAL BEAUTY (AONB)
A. Major(45) development proposals within the AONB will
not be permitted.
B. Minor development proposals within the AONB will be
supported provided that it can be demonstrated that they
will conserve and enhance the special qualities of the
landscape and there would be no detrimental impact on
tranquillity and natural beauty of the local area.
C. Development proposals within the AONB must
demonstrate that they will conserve and enhance the
special qualities of the landscape.
D. Development proposals should be supportive of the
latest published AONB Management Plans and associated
design guidance.
AONB Setting
E. Development Proposals which could have a detrimental
impact on the setting of an AONB will in the first instance
have to submit a Landscape and Visual Impact Assessment
(LVIA).”
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5.98

Footnote 45 to Policy SWDRP 27 confirms that major development follows
Footnote 55 of the NPPF, where what constitutes major development is a matter
for the decision maker.

5.99

Emerging Policy SWDPR 28 (Management of the Historic Environment)
states that development proposals affecting heritage assets will be considered in
accordance with the NPPF as well as relevant published legislation and guidance
(national and local). Proposals within or affecting the setting of conservation
areas will be required to preserve or enhance the character and appearance of
the conservation area.

5.100 Emerging Policy SWDPR 29 (Landscape Character) notes that landscaping
schemes are required to demonstrate that they have considered the bullet points
set out within the policy text.
5.101 Emerging Policy SWDPR 31 (Renewable and Low Carbon Energy) confirms
that new developments over 100m2 or providing one or more dwellings should
incorporate the generation of energy from renewable or low carbon sources
equivalent to at least 20% of the predicted energy requirements.
5.102 Emerging Policy SWDPR 32 (Management of Flood Risk) sets out a number
of requirements in order to minimise the impacts of all types of flood risk.
5.103 Emerging Policy SWDPR 33 (Sustainable Drainage Systems) provides details
in relation to sustainable drainage systems which all development proposals will
be required to consider in order to minimise flood risk.
5.104 Emerging Policy SWDPR 34 (Water Resources, Efficiency and Treatment)
confirms that all new development must demonstrate that there will be adequate
water supply and water treatment facilities in place to serve the whole
development. All development proposals will be required to incorporate rainwater
harvesting and grey water recycling into their proposals.
5.105 Emerging Policy SWDPR 35 (Amenity) confirms that development will be
required to provide a high standard of amenity for existing and future users of the
development as well as preserving the amenity of those visiting, working or living
in the area.
5.106 Emerging Policy SWDPR 37 (Land Stability and Contaminated Land)
confirms

that

proposals for

March 2021 | HR | P20-3223

development

on

land

which

is

or

may

be

Page | 26

Greystoke Land
Land off Morris Road, Broadway
Planning Statement

contaminated must include an appropriate level of survey and proposed
mitigation. Proposals on or adjacent to unstable or potentially unstable land must
include details of remedial, mitigation or treatment measures.
5.107 Emerging Policy SWDPR 43 (Green Space) states that stipulates that
development of Green Space will not be permitted unless the following
exceptional circumstances are demonstrated:
“EMERGING POLICY SWDRP 43: GREEN SPACE
i. The proposal is for a community / recreational use that
does not compromise the essential quality and character of
the Green Space; or.
ii. A robust, independent assessment of community and
technical need (using recognised national methodology
where appropriate) clearly demonstrates that the Green
Space is surplus to requirements in that location; or
iii. Alternative or replacement Green Space of at least
equivalent community and technical benefit has been
secured in a suitable location.”
5.108 Emerging Policy SWDPR 54 (Wychavon Allocations) confirms that one new
allocation is proposed in Broadway on Land off Leamington Road, for 62
dwellings.
Emerging Broadway Neighbourhood Plan
5.109 Broadway Parish Council’s Neighbourhood Plan Area was designated on 4th
February 2014.
5.110 Broadway Parish Council have since been preparing a Neighbourhood Plan for the
area. It is still at an early stage in the plan making process and cannot be
afforded any notable weight. The Broadway Neighbourhood Plan (2006 – 2030)
Pre-Submission Consultation Version was published in September 2020 for
consultation. The consultation ran from the 4th September 2020 to 16th October
2020.
5.111 Figure 3 in the emerging Neighbourhood Plan sets out the Broadway Village
Development Boundary and Allocations. This figure proposes that the site remains
outside of the adopted Development Boundary and is not proposed to be
allocated for any purpose.
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5.112 Figure 25 shows that the NP proposes to designate the site as ‘LGS 2: Burgage
Plot (Lands south of Meadow Orchard)’. The adjacent land proposed as a
Community Orchard is proposed to be designated as ‘LGS 3: Burgage Plot
(Orchard south of Meadow Orchard)’.
5.113 Figures 26 and 27 propose to identify the site as a Green Wedge.
5.114 Relevant draft policies of the emerging Neighbourhood Plan include:5.115 Emerging Policy HD.1 (Development Boundary and Infill) confirms that
proposals for new dwellings within the Development Boundaries will be supported
subject to being in accordance with other policies in this Plan. All areas outside
the development boundary are classified as countryside, where applications for
dwellings are limited to those for rural workers dwellings, replacement dwellings,
reuse of existing buildings, and construction of houses of exceptional design.
5.116 The policy goes on to confirm that limited infill within the Development Boundary
will be supported provided that the development contributes to the character of
the village; is modest in proportion to the size of the site, in massing to
neighbouring properties, and respects the context/amenity of neighbouring
properties and the village as a whole; and conforms to the design principles in the
Village Design Statement.
5.117 Emerging Policy HD.7 (Housing Mix) sets out the affordable housing mix,
where affordable housing is provided. The policy also sets out a market housing
mix for new development of 10 or more dwellings.
5.118 Emerging Policy HD.8 (Pedestrian Access to Amenities) seeks to ensure that
where possible, new housing is designed to connect safely to the village’s
amenities and existing pavement network.
5.119 Emerging Policy BE.1 (Design Principles) requires:
“POLICY BE.1 DESIGN PRINCIPLES:
All new development proposals should have regard to the
key guiding design principles below and the Village Design
Statement
(Appendix
1)
contained
within
the
Neighbourhood Development Plan, taking full account of
the historic character of the Broadway Conservation Area
and other heritage assets within the Neighbourhood Plan
Area. Proposals must demonstrate how local character has
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been taken into account in the development’s design in
accordance with the following principles:
a. be compatible with the distinctive character of the
Neighbourhood Area and the village in particular,
respecting the local settlement pattern, building styles and
materials as set out in the Village Design Statement; and
b. create and continue to maintain a strong sense of place
(see Policy BE.8: Creating a Strong Sense of Place),
sympathetic to that of the village’s character; and
c. be harmonious with, and appropriate to, their location in
scale and design; and
d. where appropriate, protect or enhance landscape and
biodiversity
by
incorporating
high
quality
native
landscaping and retain open space between buildings to
maintain balance and protect existing views into the
countryside; and
e. maintain Valued Landscapes as outlined in Policy NE.2
BE.1.2
Proposals which fail to have appropriate regard to the
above design principles will not be supported unless there
are exceptional reasons to justify a deviation.”
5.120 Emerging Policy BE.2 (Masterplans) requires significant developments of 10
units or more or developments of a particularly sensitive nature to include a
masterplan in any outline planning allocations, and a contextual plan when a
detailed application is made.
5.121 Emerging Policy BE.3 (Designing Out Crime) requires, where necessary,
proposals to demonstrate how their design has been influenced to reduce crime
and the fear of crime. Proposals which fail to create a safe and secure
environment will not be supported.
5.122 Emerging Policy BE.4 (Heritage Assets) confirms that proposals which visually
detract, hinder access to or cause detrimental harm to a heritage asset will
require an assessment to describe their significance and any mitigation.
5.123 Proposals which lead to substantial harm to or total loss of the significance of a
heritage asset will not be supported unless it can be demonstrated that the
substantial harm or loss is necessary to achieve public benefits.
5.124 Emerging

Policy

BE.7

(Energy

Efficiency

and

Renewable

Energy)

encourages all new housing developments to comply with Home Quality mark
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principles.

Development

should

incorporate

SuDS,

where

possible

and

appropriate. Resource efficient design, including use of local materials, will be
supported.
5.125 Emerging Policy BE.8 (Creating a Strong Sense of Place) requires new
development to demonstrate a high standard of design and layout. All large scale
(major development) should achieve this through accessibility and connection;
variety and interactions; and, definition and identity.
5.126 Emerging Policy NE.1 (Trees and Hedgerows) confirms that support will be
provided for proposals which protect and enhance the rich natural features
provided by trees, woodlands and hedgerows. Developments which result in
losses will not be supported unless it can be demonstrated that the loss would be
replaced by equivalent or better provision.
5.127 New development landscaping should benefit wildlife and biodiversity.
5.128 Emerging Policy NE.2 (Valued Landscapes, Vistas and Skylines) requires
developments to demonstrate how they are appropriate to, and integrate with the
character of the landscape setting, whilst conserving and enhancing the character
of the local landscape. Proposals should ensure all prominent views of the
landscape and important vistas/skylines are maintained and safeguarded.
5.129 Emerging Policy NE.3 (Local Green Spaces) sets out that development on any
Local Green Space that would harm the openness or special character, or its
significance and value will not be supported, unless there are exceptional
circumstances which outweigh the harm.
5.130 It should be noted that the site is designated as ‘LGS 2: Burgage Plot (Lands
south of Meadow Orchard)’. The adjacent land proposed as a Community Orchard
is designated as ‘LGS 3: Burgage Plot (Orchard south of Meadow Orchard)’.
5.131 Commentary to Policy NE.3 provides further explanation of LGS 2 and 3:
“To the north of the High Street there are two open spaces
that are examples of the burgage plots which characterised
the mediaeval development of the main area of the village,
representing the area of land required to sustain a
household. One clearly shows ridge and furrow, indicative
of mediaeval ploughing. This field pattern is significant for
their historical value, in providing link to the village’s
mediaeval building pattern, as well as providing open
spaces and far-reaching views to the countryside. They are
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separated by a well-used footpath linking the village to the
open fields beyond. Consultation support 89%”.
5.132 Emerging Policy NE.4 (Green Wedge) confirms that to prevent the coalescence
of built-up areas of the village and retain wildlife corridors, development within
Green Wedges will not be supported.
5.133 It should be noted that the site falls within the proposed Green Wedge
designation.
5.134 Emerging Policy NE.5 (Highway Verges and Adjacent Areas) confirms that
development which would cause an unacceptable impact o the green verges or
their setting will not be supported, unless outweighed by the public benefits.
5.135 Emerging Policy NE.6 (Protect and Enhance Biodiversity and the Natural
Environment) requires proposals to safeguard, protect, enhance and/or restore
the natural environment including habitats. Development will be expected to not
lead to a net loss of biodiversity; protect or enhance biodiversity assets; and
avoid negative impacts. Measures to improve landscape quality, scenic beauty
and tranquillity will be encouraged.
5.136 Emerging

Policy

NE.7

(Flooding)

seeks

to

ensure

new

development

demonstrate high levels of water efficiency and no increase pluvial flood risk at
the site of elsewhere. Proposals should incorporate SuDS.
5.137 Emerging Policy NE.8 (Foul Water Drainage Mitigation) outlines that new
development must demonstrate adequate means of foul drainage and evidence
that sufficient capacity exists within the system for the proposed development.
Foul and surface water should be kept separate for new developments.
5.138 Emerging Policy NE.10 (Tranquillity and Dark Skies) confirms that lighting on
new development should be kept to a minimum, while having regard to safety
and security. Applications should demonstrate how the dark skies will be
protected. Lighting on new development should be designed and sites to reduce
light pollution; proposals which result in excessive light pollution will not be
supported. Proposals resulting in excessive noise or detrimental to the tranquil
environment will not be supported.
5.139 Emerging Policy LET.5 (Broadband) requires new residential development to
include necessary infrastructure to provide future connectivity at the highest
speeds available.
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5.140 Emerging Policy COM.2 (Cycling and Walking) requires new developments to
demonstrate how walking and cycling opportunities have been prioritised, with
adequate connections.
5.141 It should be noted that the Applicant has made objections to the draft
Neighbourhood Plan and these objections remain unresolved.
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6.

ASSESSMENT

6.1

This section of the Planning Statement sets out the main planning considerations
for this application. These include: -

6.2

Issue 1

Housing Land Supply

Issue 2

The Principle of Residential Development in this Location

Issue 3

Heritage

Issue 4

Landscape and Visual Impact

Issue 5

Green Space and proposed Local Green Space designations

Issue 6

The Scale of Development, Design and Layout

Issue 7

Ecology

Issue 8

Traffic and Transportation

Issue 9

Effects on Trees

Issue 10

Drainage

These issues are addressed separately below. The overall planning balance is
considered in Section 7.

Issue 1
6.3

Housing Land Supply

Paragraph 73 of the NPPF requires LPAs to identify and update annually a supply
of specific deliverable sites sufficient to provide for five years’ worth of housing.

6.4

This is against their housing requirement set out in adopted strategic policies or
against the local housing need where the strategic policies are more than five
years old, plus an additional buffer of 5%, 10% or 20% moved forward from later
in the Plan period.

6.5

These buffers respectively ensure choice and competition in the market for land,
take account of market fluctuations, or improve the prospect of achieving the
planned supply.
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6.6

From February 2021 the adopted South Worcestershire Development Plan
became more than five years old. This means that the 5YRHLS will be assessed
against the local housing need as determined by the standard method.

6.7

For the period 2020-25, even based on the currently stated supply position of the
LPA, it would only be able to identify a supply of 4.59 years against the standard
method.

6.8

Regardless of the extent of the shortfall, Footnote 7 of the NPPF is engaged and
this means that the most important policies will be deemed out of date. In turn,
the “tilted balance” is engaged.

6.9

This represents an important material change in circumstances since the last
appeal was dismissed (along with changed economic circumstances and the
ongoing housing crisis).

6.10

To summarise:1.

It can be demonstrated that the LPA will be unable to demonstrate a fiveyear supply of housing when the standard method is used to calculate the
housing requirement after February 2021.

2.

Accordingly, NPPF Footnote 7 and the tilted balance set out in NPPF
paragraph 11d are engaged.

Issue 2
6.11

The Principle of Residential Development in this Location

In order to set the context for the case for the Applicant, it is important to
understand how the proposed development should be assessed against the
overarching strategy of the Development Plan and whether the principle of
development can and should be supported.
The Development Plan

6.12

The starting point for the determination of any planning application or appeal is
the Development Plan. The planning system is ‘plan led’ and planning law
requires that applications for planning permission must be determined in
accordance with the Development Plan, unless material considerations indicate
otherwise.
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6.13

The Development Plan in this case comprises the South Worcestershire
Development Plan (SWDP), adopted February 2016.
The Housing Requirement - Policy SWDP3

6.14

Policy SWDP3 establishes a housing requirement for Wychavon of 10,600
dwellings and a target for an additional 900 homes in the Wider Worcester Area
within Wychavon over the period 2006-2030.

6.15

The application proposals would, if approved, contribute towards meeting the
identified housing requirement for the area, by providing an additional 9 new
homes.
The Spatial Strategy – Policy SWDP2

6.16

Policy SWDP2 of the SWDP provides the Development Strategy and Settlement
Hierarchy of the plan.

6.17

Broadway is identified as a Category 1 Village (a 4th tier settlement). The SWDP
explains that these settlements are suited to accommodate market and affordable
housing needs. Broadway is therefore a location

where further housing

development can take place in accordance with the overarching spatial strategy
of the plan.
6.18

The Applicant acknowledges that the application site itself is not allocated for
housing development in the adopted Development Plan. It is also acknowledged
that the site lies beyond the defined development boundary for Broadway. The
proposals would therefore conflict with criterion C of SWDP2. This part of the
policy confirms that land beyond the development boundary will be treated as
open countryside and goes on to state that in the open countryside, development
will be strictly controlled and limited to exceptional forms of development (none
of which are applicable in this case).

6.19

Whilst there would be a partial conflict with the Development Plan, that is not to
say that it conflicts with the plan when reads as a whole, as explained below. It
is also necessary to consider whether the most important policies (which will
include SWDP2) are up to date.
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Location in an Area of Outstanding Natural Beauty
6.20

The site is situated within the Cotswolds AONB. Paragraph 172 of the NPPF is
clear that great weight should be given to protecting AONB, and that planning
permission should be refused for “major” development. Paragraph 172 goes on to
set out a number of considerations for considering major applications in the
AONB.

6.21

Whilst great weight should be given to enhancing landscape and scenic beauty in
AONBs the NPPF does not preclude this type of development within the AONB.

6.22

Furthermore, major development in the AONB does not have the same meaning
as the definition in the Development Management Procedure Order. NPPF
footnote 55 states that major development is a matter for the decision maker. A
development of 9no. dwelling would not amount to major development for the
purposes of the DMPO or NPPF Paragraph 172.

6.23

The effects of the development on the AONB are addressed in detail in the
supporting Landscape and Visual Assessment. The LVIA confirms that the
proposals conserve the special qualities and distinctive sense of place of the
Cotswolds AONB. Therefore, there are no clear reasons for refusal in AONB terms,
and in turn, the “tilted balance” is not disapplied for this reason.

6.24

Accordingly, the proposed development is in accordance with Policies SWP23 of
the adopted Development Plan, the NPPF, and the Cotswold AONB Management
Plan.
The Suitability of the Site Itself

6.25

The site is in a highly suitable location for residential development, due to it being
in a settlement that is recognised for its range of services and the fact that it is
generally surrounded by existing built form of Broadway on all sides.

6.26

Development of the site would comprise a logical extension to the village. It is
also detached from the wider countryside, access can be achieved, it is not within
the Conservation Area and it is in Flood Zone 1.
The Emerging Local Plan (SWDPR)

6.27

The LPA are in the process of reviewing the adopted SWDP. The Local Plan
Review (SWDPR) is looking to extend the plan period up to 2041 and will need to
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find additional land for housing. Notably, it proposes to allocate land at Broadway
for housing which reaffirms that this is a suitable location in general terms for
additional housing.
Prematurity
a.

The circumstances where prematurity might justify a refusal do not apply
in this case (see Paragraphs 49 and 50 of the NPPF):-NPPF Paragraph 50
confirms that refusal on grounds of prematurity will seldom be justified
where the plan has yet to be submitted for examination. The emerging
SWDPR has not the examination stage. It is still at an early stage in the
plan making process.

b.

The scheme is not substantial, and therefore would not prejudge
decisions that are central to the plan. 9 dwellings in the context of a
possible requirement of circa 14,000 represents only 0.06%.

c.

The proposals don’t prejudge the location of development. Further
housing at Broadway would accord with the adopted and emerging
spatial strategy and indeed the LPA is proposing further housing at
Broadway in any event.

d.

The LPA’s housing land supply position would also be highly material
when considering matters of prematurity (NPPF Paragraph 49).

Whether the Most Relevant Policies Are Up-to-Date
6.28

Whilst the Applicant acknowledges that the proposals would not accord with
Policy SWDP2(C), the policy is not up-to-date.

6.29

That is because the LPA is unable to demonstrate a 5 Year Housing Land Supply.
Footnote 7 of the NPPF and paragraph 11d are engaged. Accordingly, the tilted
balance is also engaged and significantly reduced weight ought to be afforded to
policies that would frustrate the national policy imperative to significantly boost
the supply of housing.
The Presumption in Favour of Sustainable Development

6.30

The presumption in favour of sustainable development is embedded in the SWDP
through Policy SWDP1. The policy broadly reflects Paragraph 11d of the NPPF and
criterion D of the policy states that where relevant policies are out-of-date the
local planning authority will grant permission unless material considerations
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indicate otherwise, and that includes whether any adverse impact of granting
permission would significantly and demonstrably outweigh the benefits.
6.31

Therefore, if policies are deemed out of date, even if there is a conflict with an
individual policy (such as Policy SWDP2) any such conflicts would be taken into
account when assessing the proposals against Policy SWDP1. If the decision
maker concludes that the adverse impacts of granting permission would not
significantly and demonstrably outweigh the benefits, the proposals would accord
with Policy SWDP1 and would in turn accord with the plan when read as a whole.
This is therefore a case where the proposals would be seen to be in accordance
with the Development Plan when read as a whole and planning permission should
therefore be granted without delay.

6.32

This interpretation of policy is supported by the appeal decision relating to land at
CABI International, Wallingford, which is provided at Appendix 2. In that case,
the Development Plan contained a similar policy and Inspector Downes concluded
as follows:“65…. It is my judgement that overall the adverse
impacts that would arise from the landscape harm and
the policy conflict in that respect as well as the conflict
with policy CSEN3 relating to heritage assets, would not
significantly and demonstrably outweigh the benefits,
when assessed against the policies in the Framework as
a whole. The presumption in favour of sustainable
development would therefore apply. This means that the
proposals would also comply with policy CS1 in the CS.
This seems to me to be an overarching policy that fully
accords with the Framework. My overall conclusion is
that the appeal proposals would be in accordance with
the development plan, when taken as a whole.” (our
emphasis)
APPENDIX 1 - APPEAL DECISION CONCERNING CABI INTERNATIONAL,
WALLINGFORD

6.33

To summarise:1.

Whilst there would be a partial conflict with the Development Plan (Policy
SWDP 2 criterion c) the proposals would accord with the overarching Policy
SWDP1 and would thus accord with the Development Plan when read as a
whole.

2.

The site does not amount to major development in the AONB. The proposed
development will be generally surrounded by existing built form on all sides
and will not adversely affect the AONB.
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3.

Policy SWDP2 is out of date given the housing land supply position and
should be afforded reduced weight.

4.

Broadway is identified as a Category 1 Village which is suited to
accommodating market and affordable housing needs. Broadway is therefore
in principle a location where some further housing development can take
place in general accordance with the spatial strategy of the plan.

5.

The emerging SWDPR identifies the need for further housing development up
to 2041 and also anticipates further housing at Broadway beyond the
currently defined development boundary.

Issue 3
6.34

Heritage

Pegasus have prepared a Built Heritage Assessment and the main findings can be
summarised as follows:1.

One non-designated heritage asset is recorded within the site, namely an
area of ridge and furrow earthworks (HER ref. WSM67327). These remains
are eroded and can no longer be experienced as part of a wider agricultural
landscape owing to the modern residential development to the north, east
and west.

2.

Overall, they are of very low heritage significance. The residential
development of the site would result in the partial or total loss of the
remains within the site.

3.

In accordance with paragraph 197 of the NPPF, a balanced judgement is
required which has regard to the very low significance of these nondesignated remains.

4.

Heritage assets in the vicinity of the site were assessed in terms of their
potential to include the site as part of their respective settings. Only three
assets were considered to be potentially sensitive to the proposed
development namely:-

Grade II* Listed Broad Close,

-

Grade II* Listed Picton House, and

-

The Broadway Conservation Area

5.

It has been concluded that the site makes no contribution to the heritage
significance of Broad Close or Picton House through setting, and that the
proposed development would cause no harm to the heritage significance of
either asset through change to their settings.

6.

It is anticipated that the proposed development has the potential to cause
minor, less than substantial harm to the heritage significance of the
Broadway Conservation Area through change to its setting.
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7.

This low level of harm is anticipated to arise from the loss of a small parcel
of historic agricultural land that can be experienced when approaching the
Conservation Area via the public right of way which crosses the site,
although it must be recognised that this parcel of land is surrounded by
modern residential development and can no longer be experienced as part of
a wider agricultural landscape.

8.

There is no statutory protection for the settings of Conservation Areas;
however, in accordance with paragraphs 196 and 201 of the NPPF, this
negligible, less than substantial harm to the heritage significance of the
Broadway Conservation Area through changes to its setting must be weighed
against the public benefits of the proposal.

Issue 4
6.35

Landscape and Visual Impact

The application is supported by a landscape and Visual Impact Assessment
prepared by MHP. The main findings can be summarised as follows:1.

The site comprises a single field laid to grass within the settlement of
Broadway. It is contained by established settlement features and does not
form part of the wider countryside.

2.

The site is located within the Cotswold AONB and is adjacent to the
Broadway Conservation Area.

3.

Although the site lies within the AONB it would not constitute ‘major
development’ for the purposes of NPPF paragraph 172 and the related
footnote.

4.

The site is identified as ‘Green Space’ in SWDP Policy 38 and proposed as
LGS in the emerging Neighbourhood Plan. When considered against NPPF
paragraphs 99 & 100 it is assessed that the site does not meet the
thresholds for LGS.

5.

The adjoining modern settlement context influences the character of the site
and the nature of views across the site. Local features include modern
dwellings, their gardens and boundary treatments which reduce sense of
time depth and tranquillity so generally reduce the susceptibility to change.

6.

The introduction of built form that reflects the local context and vernacular,
provides an opportunity for potential enhancement including public access
and the creation of a sympathetic transition between the modern settlement
to the north, west and east with the traditional settlement to the south
represented by the designated Conservation Area.

7.

The development proposals through scale and massing, respond to the
location and visual amenity. In particular, the layout maintains the openness
of the site along the public right of way so that views and open character are
conserved.
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8.

The proposals offer the opportunity to increase public access to the land
within the applicant’s control and to introduce future management that
increases wildlife habitat and potential ecological value.

9.

The LVIA confirms that the proposals can be accommodated without causing
unacceptable harm to the landscape character or setting of the existing
settlement including the Conservation Area.

10. As such the proposals conserve the special qualities and distinctive sense of
place of the Cotswolds AONB in keeping with both national and local policy.

Issue 5

Green Space and proposed Local Green Space designations

Policy SWDP 38
6.36

It is recognised that the site is designated as ‘Green Space’ in the adopted
Development Plan. Policy SWDP 38 deals with designated Green Spaces.

6.37

Green Spaces designated can include a range of private and public open spaces,
and associated community facilities.

Policy SWDP 38 sets out the exceptional

circumstances in which development of a Green Space will be accepted:
a.

The proposal is for a community/recreational use.

b.

An assessment of community and technical need has been conducted
that confirms that the Green Space is surplus to requirements.

c.

Alternative/replacement Green Space of at least an equivalent value to
the community has been secured in a suitable location.

6.38

The site, alongside the land to the west has been identified as a Green Space, but
it simply comprises private land on either side of a Public Right of Way and is
therefore not publicly accessible open space. Whilst the proposed development
would result in the development on one side of the designated Green Space, it
would create a publicly accessible community orchard on the other which would
be of greater benefit to the community.

6.39

The orchard would be open to the public and would benefit from additional
landscaping and biodiversity enhancements. This would create an enhanced
environment, of recreational benefit to the local community.
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6.40

Thus, the proposed development would accord with Point (iii) in creating an
alternative/replacement Green Space of an at least equivalent value, in a suitable
location.

6.41

Part C of Policy SWDP 38 confirms that any newly created public open spaces in
developments will be designated and protected as Green Space. It is, therefore,
clear that Policy SWDP 38 is not the same as Local Green Space designations as
described in the NPPF and it is important to make the distinction. Quite ordinary
areas of open space would fall under this policy. This contrasts with Local Green
Space designations which are very different.
NPPF – Local Green Space

6.42

The site is not designated LGS, albeit the emerging Neighbourhood Plan proposes
to designate it as such.

6.43

Paragraph 100 of the NPPF confirms that Local Green Space (LGS) designations
should only be used where they are:
“100…
a) in reasonably close proximity to the community it
serves;
b) demonstrably special to a local community and holds a
particular local significance, for example because of its
beauty, historic significance, recreational value (including
as a playing field), tranquillity or richness of its wildlife;
and
c) local in character and is not an extensive tract of land.”

6.44

The NPPF is also clear that designating land as LGS needs to be consistent with
meeting, inter alia, housing need. The LGS should therefore not be used as a
mechanism to block development.

6.45

This site would simply not merit designation as LGS, as the Applicant has
explained in representations to the emerging Neighbourhood Plan. The Applicant
would draw attention to the following observations:a.

The site is in private ownership and there is no public access to either
parts of the Green Space. The PRoW passes between the sites but is
contained by stone walls. The footpath has therefore been kept quite
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physically separated. Accordingly, no recreational value can be afforded
to either parts of Green Space;
b.

Any heritage value is questionable given that the site is excluded from
the Broadway Conservation Area. If the site had recognisable heritage
value, then it would have been included within the boundary of the
Conservation Area;

c.

Ridge and furrow is locally abundant in the area and it would not justify
conservation for that attribute alone.

d.

Indeed, the Broadway Conservation Area

Appraisal (March 2006)

identifies that the area around the historic core of the Broadway is rich in
archaeology. Archaeological interests in the area are therefore prevalent
and not limited or unique to the site;
e.

The site is surrounded by modern and established settlement features
which means that in character terms there are numerous detractors
which weigh against it being beautiful. St Mary's Catholic Primary School
backs onto the site, and cannot be considered tranquil. The land for the
Community Orchard has less visual detractors in terms of modern
settlement features and the Indicative Masterplan shows that this site is
proposed to remain undeveloped and instead used as open space thereby
providing recreational value to the land which currently does not exist;

f.

The Conservation Area Appraisal also states that open spaces – i.e.
formal open space, fields and private gardens – are important to the
character and appearance of the Conservation Area. As the Green Space
designation is excluded from the Conservation Area, the importance of
these sites as important open spaces is questionable;

g.

The LGS assessments prepared by Avon Planning Services recognise that
the land has low ecological value. However, the Indicative Masterplan
submitted proposes to use the western half of the Green Space as a
community orchard and it can therefore be positively managed to
improve the ecological value of the site.

6.46

The submitted LVIA, reinforces this, confirming that the site does not meet the
thresholds set by the need for local green space to be ‘particularly important’ or
‘locally significant’.
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6.47

Based on the above, it is evident that the Green Space designation in the adopted
Development Plan falls short of the criteria set out in Paragraph 100 of the NPPF
to warrant designation. The NPPF requires a proposed LGS to have ‘particular
importance’ not simply importance or local value.

6.48

Notwithstanding this, it has been previously confirmed in Section 6 of this
Planning Statement that Wychavon District Council are unable to demonstrate
five years’ worth of housing land supply, Footnote 7 of the NPPF and Paragraph
11(d) are engaged and the tilted balance is also engaged.

6.49

Therefore, Paragraph 11(d) of the NPPF confirm that policies considered most
important for determining the application are out of date, unless the application
of policies in the Framework protect areas or assets of particular importance,
providing a clear reason to refuse the development proposed; or any adverse
impacts of doing so would significantly and demonstrably outweigh the benefits
when assessed against the NPPF as a whole.

6.50

Footnote 6 confirms that Local Green Space designations could cause the “tilted
balance” to be dis-applied. However, for the reasons explained above, the site
does not constitute Local Green Space in accordance with Paragraph 100 of the
NPPF, and therefore, the site cannot be given the protection which Local Green
Space benefits from. As such, this would not result in the “tilted balance” being
dis-applied.
Emerging Neighbourhood Plan proposed LGS designation

6.51

It is acknowledged that the site is subject to a proposed Local Green Space
designation in the emerging Broadway Neighbourhood Plan.

6.52

However, this is not Development Plan policy and it will need to be tested through
the plan making process.

For the reasons already outlined, designation of the

site as a LGS would not accord with the NPPF and the Applicant has made
objections on this basis which remain unresolved.
6.53

To summarise:11. The land is not publicly accessible whereas the proposals would provide a
publicly accessible Community Orchard, which would provide an area of
recreational value to the local community. This would accord with Point (iii)
of Policy SWDP 38, in providing an alternative/replacement Green Space of
an at least equivalent value.
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1.

The site is not designated as Local Green Space as described in the NPPF
and it is important to make this distinction.

2.

The site does not accord with the NPPF’s criteria of Local Green Space
(Paragraph 100), to warrant designation. The site does not have particularly
importance. As such, this confirms that the Green Space designation cannot
dis-apply the “titled balance” in this case.

3.

The site is subject to an emerging LGS designation in the emerging
Neighbourhood Plan, but this is not development plan policy and the
Applicant has made objections which remain unresolved.

Issue 6

The Scale of Development, Design and Layout

The Scale of Development
6.54

The quantum of development on the site has been carefully considered, when
taking into account the site and its current surroundings. As such, a development
of 9no. dwellings will create a high-quality environment, at a density of 9
dwellings per hectare.

6.55

This density is considered suitable for the site and its immediate surroundings,
and in order to create a development which is respectful of its surroundings.
Design and Layout

6.56

This application is submitted in outline, with all matters of detail reserved for
future determination. However, the Applicant has provided an Indicative
Masterplan, which demonstrates how a high-quality development can be achieved
on the site, incorporating 9no. dwellings, access, landscaping and public open
spaces can be achieved on the site. The Indicative Masterplan also demonstrates
how a sympathetic development can be achieved; one which is suitable for its
immediate surroundings of Broadway.
Landscaping

6.57

The Indicative Masterplan has also demonstrated how the scheme could be
landscaped, including the retention and enhancement of existing hedgerows,
alongside supplemental planting. This would help enhance the quality of the site,
but also provide biodiversity enhancements.
Public Open Space
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6.58

Public open space is provided on site. Access will also be afforded to the adjacent
land as a Community Orchard. At present, this land is private and not accessible.

6.59

The Community Orchard will therefore provide an area of high-quality recreation
space for the local community and will be subject to biodiversity enhancements
and improvements.

6.60

To summarise:1.

The scale of development has been carefully considered to be suitable for
the site and immediate surroundings. This totals a density of 9 dwellings per
hectare.

2.

Whilst layout is a matter reserved for future determination, the Applicant
has provided an Indicative Masterplan, which demonstrates how a highquality environment can be achieved on the site.

3.

The Indicative Masterplan demonstrates how the scheme could provide
landscaping and biodiversity enhancements, alongside the provision of a new
publicly accessible open space in the form of a Community Orchard.

Issue 7
6.61

Ecology

Grass Roots Ecology has been commissioned to carry out an ecological impact
assessment for this application.

6.62

It evaluates the ecological value of the survey area; assesses the ecological
impact of the proposals; and identifies appropriate enhancement measures and
any mitigation which may be required. It is also serves to present all necessary
information pertaining to ecological matters to allow the LPA to determine the
planning application.

6.63

The main findings can be summarised as follows:1.

The site is neither within nor adjacent to any ecologically designated sites.

1.

The majority of the survey area comprises species poor, semi-improved
grassland which is judged to be of low ecological value overall.

2.

The application proposals would have a minimal impact, with the majority of
the trees and areas of grassland being retained and capable of being
managed better.

3.

The proposals would enhance those features that would be retained. The
outline biodiversity net gain calculations have shown that the proposals
would achieve at least 23% net gain through grassland retention, creation
and appropriate management.
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4.

Issue 8
6.64

Following adoption of the recommendations and precautionary mitigation set
out in the Ecological Impact Assessment, there are considered to be no
overriding ecological constraints that would preclude implementation of the
proposals.
Traffic and Transportation

The planning application is supported by a Transport Statement that has been
prepared by DTA. The main findings can be summarised as follows:1.

The site is located in an accessible location and is within easy walking
distance of a range of village services, including a local store, school etc. It
is also located within close proximity to bus stops, the strategic road
network and larger nearby towns.

2.

A review of personal injury collision data has been undertaken which
confirms that there are no significant existing road safety issues that would
be affected by traffic from the development proposals.

3.

Safe and suitable access can be secured off Morris Road which has a road
width of 4.8m and connecting footpaths.

4.

The existing public footpath along the western boundary has been integrated
into the site layout design. Access is also provided through the community
orchard providing recreational space for the local community.

5.

The traffic generation of the site confirms that the site will generate minimal
vehicular movements onto the local highway network and would not have
any material impact on the local highway network.

6.

The development is fully in accordance with both national and local policy
and the Transport Statement confirms that the impact of the development is
not severe. On this basis it is concluded that there are no grounds for
refusal on highway grounds.

Issue 9
6.65

Effects on Trees

The application is supported by an Arboricultural Impact Assessment. The main
findings are as follows:1.

There are no Tree Preservation Orders affecting the site and it is not located
within a Conservation Area which would afford existing trees additional
protection. There are also no ancient or veteran trees that would be
affected.

2.

Only a small number of relatively insignificant trees would be removed to
enable the construction of the proposals.

3.

Tree protection measures can be put in place to ensure that construction
works do not result in damage to the retained trees.

4.

Considerable amounts of new tree planting is proposed that will result in a
net gain in overall canopy cover and improvements to public tree amenities.
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Issue 10
6.66

Drainage

The application is supported by a Drainage Statement prepared by PFA
consulting. The main findings can be summarised as follows:1.

The site lies entirely within Flood Zone 1.

2.

The geology of the areas is such that infiltration will provide an acceptable
means of disposal of surface water.

3.

Accordingly, a SuDS based drainage strategy is proposed whereby
soakaways will provide surface water drainage for the dwellings, and
permeable paving and/or potentially an infiltration basin is proposed for
private driveways and roads. This will ensure that there is no runoff from
the site up to and including a 1 in 100 year storm event including an
allowance for climate change.

4.

The Indicative drainage strategy plans demonstrate the principles of how
this can be achieved, but, as this is an outline planning application, final
details can be secured by means of a planning condition.

5.

Foul water disposal will be to the existing public foul sewer located in Morris
Road just north site.

6.

The submitted details will ensure that the proposed development will satisfy
the requirements of Paragraph 165 of the NPPF and Policies SWDP 28 and 29
of the Local Plan.
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7.

THE OVERALL PLANNING BALANCE

7.1

This section of the Planning Statement explains how the Applicant believes the
decision maker should approach the determination of this application, before
going on to identify the issues that need to be weighed in the overall planning
balance.
The Decision Making Framework

7.2

It is accepted that the application proposals do not accord with adopted Policy
SWDP2. However, that is not to say that the proposals do not accord with the
Development Plan when read as a whole.

7.3

This application is a case where the “titled balance” of Paragraph 11d of the
NPPF2 (The Presumption in Favour of Sustainable Development) is engaged
because the LPA is unable to demonstrate a 5YRHLS as required by the NPPF. It
also means that reduced weight ought to be afforded to policies that would
otherwise frustrate the delivery of housing. It has been demonstrated that there
are no clear reasons for refusal, and therefore, no reasons why the “tilted
balance” should be dis-applied.

7.4

Paragraph 196 of the NPPF requires that where a development proposal will lead
to less than substantial harm to the significance of a designated heritage asset,
this harm should be weighed against the public benefits of the proposal. It has in
this case, been demonstrated that the proposed development will result in a
minor, negligible impact on the heritage significance of the Conservation Area
through changes to its setting. Whilst this must be afforded considerable weight
and importance, the public benefits that are identified later in this statement
would outweigh this harm.

7.5

If the titled balance is engaged, the decision maker must consider whether the
adverse impacts of the development would significantly and demonstrably
outweigh the benefits. The Suffolk Coastal Judgement indicates that the decision
maker must then consider whether in the context of Section 38(6) of the Planning
and Compulsory Purchase Act 2004, these considerations amount to ‘other
material considerations’ that justify a grant of planning permission.

7.6

In the case of applications considered against the SWDP, the presumption in
favour of sustainable development (or the tilted balance) is embedded within
Policy SWDP1. Therefore, if the adverse impacts of the development would not
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significantly and demonstrably outweigh the benefits it means that the proposals
would accord with the Development Plan when it is read as a whole, irrespective
of the fact that there might be some partial conflict with the plan.
7.7

That is because any such policy conflicts would have already been weighed in the
overall planning balance. That being the case, proposals that accord with Policy
SWDP1 and should be approved without delay because they would accord with
the Development Plan when it is read as a whole.

7.8

Having set out the framework for decision making, the Applicant will now go on to
identify the positive benefits and adverse effects which have been taken into
account in reaching this conclusion.
The Benefits Associated with the Application Proposals

7.9

The Applicant considers that if the application proposals were to be approved,
they would secure important benefits that would respond to all three overarching
objectives of sustainable development (social, economic and environmental). The
benefits of the application proposals are set out below.
The Social Benefits

7.10

The Applicant considers that Substantial weight should be afforded to the
provision of open market homes. Appeal Inspectors have consistently applied
similar weight to the provision of open market homes recognising the inadequate
levels of house building in recent years, which is affecting the availability and
affordability of housing across the country.

7.11

The country is in the middle of a housing crisis. The Government accepts that the
housing market is broken and the NPPF includes the national policy imperative
that requires LPAs to significantly boost the supply of housing (NPPF paragraph
59). The application proposals would deliver homes where they are needed,
consistent with these objectives. This is an LPA that is unable to demonstrate a
5YRHLS at the present time.

7.12

As well as increasing the availability of open market housing, the proposals would
make contribution towards affordable homes (20%) which should be afforded
significant weight either in the form of an off-site contribution or on site
provision.
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7.13

Significant weight should be afforded to expenditure on construction and
investment. The NPPF at paragraph 80 specifies that ‘significant weight’ should
be placed on the need to support economic growth and productivity, taking into
account both local business needs and wider opportunities for development.

7.14

Housing development has a significant role to play in supporting economic
growth. Following the recent recession, the Government placed a major emphasis
on the construction industry to ‘kick start’ the economy. There has been a clear
push on planning for growth through national policy initiatives including the NPPF
and NPPF2 which were intended to stimulate growth in the economy. Recently we
have had the economic uncertainty surrounding Brexit, but more worrying is the
Covid-19 global pandemic which is having a hugely damaging effect on both the
national and the global economy. The need to aid recovery and economic growth
is now of even greater importance.

7.15

It is widely recognised that housebuilding has knock-on effects for other sectors
which leads to increased demand for building materials and equipment at the
construction phase as well as domestic furniture and carpets etc following
completion.

This

generates/sustains

employment

in

other

sectors.

The

construction industry also stimulates lending in financial markets, another
important sector in the UK economy.
7.16

The construction industry is reliant upon a constant stream of new sites to keep
people employed and to maintain delivery rates. The housing requirement for
Wychavon will require construction activity to be maintained across the plan
period, meaning that new construction jobs will be created locally. Moderate
weight should be afforded to the creation of construction jobs.

7.17

Moderate

weight

should

be

attributed

to

the

provision

of

homes

for

economically active people at a location where new residents can help to
sustain local facilities and services including public transport, by bringing
additional expenditure to the area on a day to day basis.
7.18

Appendix 2 provides a spreadsheet which seeks to quantify the likely economic
benefits of the scheme. The headline figures are as follows:• Development costs – £1m
• Direct job creation – 11 to 14 jobs
• Indirect job creation – 12 to 27 jobs
• GVA – £2.6m to £4.2m per annum during construction

March 2021 | HR | P20-3223

Page | 51

Greystoke Land
Land off Morris Road, Broadway
Planning Statement

• Annual Household expenditure - £240,356 per annum
APPENDIX 2 – ECONOMIC BENEFITS SPREADSHEET
Environmental Benefits
7.19

The scheme would also deliver open space, other green infrastructure and
biodiversity enhancements.

7.20

The proposed development will provide a new area of publicly accessible open
space on site and a Community Orchard on the adjoining land which is
currently in private ownership, which will provide recreational benefits for the
local community. These should be afforded Moderate weight.

7.21

Limited weight should be attributed to the additional native planting and
biodiversity enhancements. The LVA notes that there will be opportunities for
increasing the provision of meaningful green infrastructure.
The Adverse Effects to be weighed in the Balance

7.22

The adverse effects to weigh in the balance are outlined below.

7.23

The proposals would involve development on a greenfield site which would give
rise to a loss of countryside in planning policy terms, but such losses are
inevitable if the housing needs are to be met across Wychavon. Indeed, the LPA
is proposing development on greenfield sites at Broadway in the SWDPR. It is
also important to note that the site is a logical place for development, given that
it is surrounded by built form on four sides. Therefore, only limited weight should
be attributed to the loss of countryside.

7.24

There would be a partial conflict with the SWDP (SWDP2) but the policy
should be afforded reduced weight and the proposals accord with Policy SWDP1 in
any event and accord with the plan when it is read as a whole. The conflict should
only be afforded very limited weight.

7.25

It is anticipated that the proposed development has the potential to cause minor,
less than substantial harm to the heritage significance of the Broadway
Conservation Area through change to its setting. This low level of harm is
anticipated to arise from the loss of a small parcel of historic agricultural land that
can be experienced when approaching the Conservation Area via the public right
of way which crosses the site, although it must be recognised that this parcel of
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land is surrounded by modern residential development and can no longer be
experienced as part of a wider agricultural landscape.
7.26

There is no statutory protection for the settings of Conservation Areas; however,
in accordance with paragraphs 196 and 201 of the NPPF, this negligible, less than
substantial harm to the heritage significance of the Broadway Conservation Area
through change to its setting. This should be afforded significant weight.

7.27

The residential development of the site would result in the partial or total loss of
the ridge and furrow remains on the site. These would typically be regarded
as a non-designated heritage asset of low significance. The ridge and furrow
within the site is an extremely small part of this earthworks system and is of very
low significance relative to the significance of the heritage asset as a whole. This
should be afforded limited weight.

7.28

The submitted Landscape and Visual Appraisal considers the impact of the
development in landscape and visual terms. It recognises that the adjoining
modern settlement context influences the character of the site and the nature of
views across the site. Local features include modern dwellings, their gardens and
boundary treatments which reduce sense of time depth and tranquillity so
generally reduce the susceptibility to change. The LVIA confirms that the
proposals can be accommodated without causing unacceptable harm to the
landscape

character

or

setting

of

the

existing

settlement

including

the

Conservation Area. As such the proposals conserve the special qualities and
distinctive sense of place of the Cotswolds AONB in keeping with both national
and local policy. The residual localised adverse visual effects should be afforded
limited weight.
Compliance with the Development Plan
7.29

For

the

reasons

already

outlined

the

proposals

would

accord

with

the

Development Plan when read as a whole.
Overall Conclusion
7.30

The Applicant’s Planning Balance can be summarised as follows: 1.

The proposals would deliver a range of social, economic and environmental
benefits which can be afforded varying levels of weight as identified below.
These include:• Provision of Open Market Housing – Substantial
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• Provision of Affordable Housing – Significant
• Expenditure on construction/local investment – Significant
• Providing homes for economically active people – Moderate
• Creation of construction jobs - Moderate
• Public open space and community orchard – Moderate
• Native planting and enhancements to biodiversity – Limited
2.

The potential residual adverse impacts have been identified and these should
also be afforded varying degrees of weight as follows:
• Loss of countryside – Limited
• Partial conflict with the Development Plan – Very limited
• Minor harm to the setting of the Conservation Area – Significant
• Loss of ridge and furrow - Limited
• Landscape and visual impact – Limited

3.

The public benefits would outweigh the harm to designated heritage assets
in the context of NPPF paragraph 196.

4.

The proposals would be in general accordance with the Development Plan
when read as a whole.

5.

As such the proposals represent sustainable development in the context of
Policy SWDP1 and NPPF paragraph 11.
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8.

SUMMARY AND CONCLUSIONS

8.1

The Applicant seeks outline planning permission (with all matters of detail
reserved) for a residential development of up to 9no. dwellings, alongside
associated works.

8.2

This Planning Statement explains why the application proposals represent
sustainable development and it has been demonstrated that there are compelling
reasons that justify the grant of planning permission.

8.3

The main issues in this case have been identified by the Applicant as follows:Issue 1

Housing Land Supply

Issue 2

The Principle of Residential Development in this Location

Issue 3

Heritage

Issue 4

Landscape and Visual Impact

Issue 5

Green Space and proposed Local Green Space designations

Issue 6

The Scale of Development, Design and Layout

Issue 7

Ecology

Issue 8

Traffic and Transportation

Issue 9

Effects on Trees

Issue 10

Drainage

The Overall Planning Balance
8.4

The Applicant’s findings can be summarised as follows: -

Issue 1

Housing Land Supply

1.

It can be demonstrated that the LPA will be unable to demonstrate a fiveyear supply of housing when the standard method is used to calculate the
housing requirement after February 2021.

2.

Accordingly, NPPF Footnote 7 and the tilted balance set out in NPPF
paragraph 11d are engaged.
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Issue 2

The Principle of Residential Development in this Location

3.

Whilst there would be a partial conflict with the Development Plan (Policy
SWDP 2 criterion c) the proposals would accord with the overarching Policy
SWDP1 and would thus accord with the Development Plan when read as a
whole.

4.

The site does not amount to major development in the AONB. The proposed
development will be generally surrounded by existing built form on all sides
and will not adversely affect the AONB.

5.

Policy SWDP2 is out of date given the housing land supply position and
should be afforded reduced weight.

6.

Broadway is identified as a Category 1 Village which is suited to
accommodating market and affordable housing needs. Broadway is therefore
in principle a location where some further housing development can take
place in general accordance with the spatial strategy of the plan.

7.

The emerging SWDPR identifies the need for further housing development up
to 2041 and also anticipates further housing at Broadway beyond the
currently defined development boundary.

Issue 3

Heritage

8.

One non-designated heritage asset is recorded within the site, namely an
area of ridge and furrow earthworks (HER ref. WSM67327). These remains
are eroded and can no longer be experienced as part of a wider agricultural
landscape owing to the modern residential development to the north, east
and west.

9.

Overall, they are of very low heritage significance. The residential
development of the site would result in the partial or total loss of the
remains within the site.

10. In accordance with paragraph 197 of the NPPF, a balanced judgement is
required which has regard to the very low significance of these nondesignated remains.
11. Heritage assets in the vicinity of the site were assessed in terms of their
potential to include the site as part of their respective settings. Only three
assets were considered to be potentially sensitive to the proposed
development namely:-

Grade II* Listed Broad Close,

-

Grade II* Listed Picton House, and

-

The Broadway Conservation Area

12. It has been concluded that the site makes no contribution to the heritage
significance of Broad Close or Picton House through setting, and that the
proposed development would cause no harm to the heritage significance of
either asset through change to their settings.
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13. It is anticipated that the proposed development has the potential to cause
minor, less than substantial harm to the heritage significance of the
Broadway Conservation Area through change to its setting.
14. This low level of harm is anticipated to arise from the loss of a small parcel
of historic agricultural land that can be experienced when approaching the
Conservation Area via the public right of way which crosses the site,
although it must be recognised that this parcel of land is surrounded by
modern residential development and can no longer be experienced as part of
a wider agricultural landscape.
15. There is no statutory protection for the settings of Conservation Areas;
however, in accordance with paragraphs 196 and 201 of the NPPF, this
negligible, less than substantial harm to the heritage significance of the
Broadway Conservation Area through changes to its setting must be weighed
against the public benefits of the proposal.
Issue 4

Landscape and Visual Impact

16. The site comprises a single field laid to grass within the settlement of
Broadway. It is contained by established settlement features and does not
form part of the wider countryside.
17. The site is located within the Cotswold AONB and is adjacent to the
Broadway Conservation Area.
18. Although the site lies within the AONB it would not constitute ‘major
development’ for the purposes of NPPF paragraph 172 and the related
footnote.
19. The site is identified as ‘Green Space’ in SWDP Policy 38 and proposed as
LGS in the emerging Neighbourhood Plan. When considered against NPPF
paragraphs 99 & 100 it is assessed that the site does not meet the
thresholds for LGS.
20. The adjoining modern settlement context influences the character of the site
and the nature of views across the site. Local features include modern
dwellings, their gardens and boundary treatments which reduce sense of
time depth and tranquillity so generally reduce the susceptibility to change.
21. The introduction of built form that reflects the local context and vernacular,
provides an opportunity for potential enhancement including public access
and the creation of a sympathetic transition between the modern settlement
to the north, west and east with the traditional settlement to the south
represented by the designated Conservation Area.
22. The development proposals through scale and massing, respond to the
location and visual amenity. In particular, the layout maintains the openness
of the site along the public right of way so that views and open character are
conserved.
23. The proposals offer the opportunity to increase public access to the land
within the applicant’s control and to introduce future management that
increases wildlife habitat and potential ecological value.

March 2021 | HR | P20-3223

Page | 57

Greystoke Land
Land off Morris Road, Broadway
Planning Statement

24. The LVIA confirms that the proposals can be accommodated without causing
unacceptable harm to the landscape character or setting of the existing
settlement including the Conservation Area.
25. As such the proposals conserve the special qualities and distinctive sense of
place of the Cotswolds AONB in keeping with both national and local policy.
Issue 5

Green Space and proposed Local Green Space designations

26. The land is not publicly accessible whereas the proposals would provide a
publicly accessible Community Orchard, which would provide an area of
recreational value to the local community. This would accord with Point (iii)
of Policy SWDP 38, in providing an alternative/replacement Green Space of
an at least equivalent value.
27. The site is not designated as Local Green Space as described in the NPPF
and it is important to make this distinction.
28. The site does not accord with the NPPF’s criteria of Local Green Space
(Paragraph 100), to warrant designation. The site does not have particularly
importance. As such, this confirms that the Green Space designation cannot
dis-apply the “titled balance” in this case.
29. The site is subject to an emerging LGS designation in the emerging
Neighbourhood Plan but this is not development plan policy and the
Applicant has made objections which remain unresolved.
Issue 6

The Scale of Development, Design and Layout

30. The scale of development has been carefully considered to be suitable for
the site and immediate surroundings. This totals a density of 9 dwellings per
hectare.
31. Whilst layout is a matter reserved for future determination, the Applicant
has provided an Indicative Masterplan, which demonstrates how a highquality environment can be achieved on the site.
32. The Indicative Masterplan demonstrates how the scheme could provide
landscaping and biodiversity enhancements, alongside the provision of a new
publicly accessible open space in the form of a Community Orchard.
Issue 7

Ecology

33. The site is neither within nor adjacent to any ecologically designated sites.
34. The majority of the survey area comprises species poor, semi-improved
grassland which is judged to be of low ecological value overall.
35. The application proposals would have a minimal impact, with the majority of
the trees and areas of grassland being retained and capable of being
managed better.
36. The proposals would enhance those features that would be retained. The
outline biodiversity net gain calculations have shown that the proposals
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would achieve at least 23% net gain through grassland retention, creation
and appropriate management.
37. Following adoption of the recommendations and precautionary mitigation set
out in the Ecological Impact Assessment, there are considered to be no
overriding ecological constraints that would preclude implementation of the
proposals.
Issue 8

Traffic and Transportation

38. The site is located in an accessible location and is within easy walking
distance of a range of village services, including a local store, school etc. It
is also located within close proximity to bus stops, the strategic road
network and larger nearby towns.
39. A review of personal injury collision data has been undertaken which
confirms that there are no significant existing road safety issues that would
be affected by traffic from the development proposals.
40. Safe and suitable access can be secured off Morris Road which has a road
width of 4.8m and connecting footpaths.
41. The existing public footpath along the western boundary has been integrated
into the site layout design. Access is also provided through the community
orchard providing recreational space for the local community.
42. The traffic generation of the site confirms that the site will generate minimal
vehicular movements onto the local highway network and would not have
any material impact on the local highway network.
43. The development is fully in accordance with both national and local policy
and the Transport Statement confirms that the impact of the development is
not severe. On this basis it is concluded that there are no grounds for
refusal on highway grounds.
Issue 9

Effects on Trees

44. There are no Tree Preservation Orders affecting the site and it is not located
within a Conservation Area which would afford existing trees additional
protection. There are also no ancient or veteran trees that would be
affected.
45. Only a small number of relatively insignificant trees would be removed to
enable the construction of the proposals.
46. Tree protection measures can be put in place to ensure that construction
works do not result in damage to the retained trees.
47. Considerable amounts of new tree planting is proposed that will result in a
net gain in overall canopy cover and improvements to public tree amenities.
Issue 10

Drainage

48. The site lies entirely within Flood Zone 1.
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49. The geology of the areas is such that infiltration will provide an acceptable
means of disposal of surface water.
50. Accordingly, a SuDS based drainage strategy is proposed whereby
soakaways will provide surface water drainage for the dwellings, and
permeable paving and/or potentially an infiltration basin is proposed for
private driveways and roads. This will ensure that there is no runoff from
the site up to and including a 1 in 100 year storm event including an
allowance for climate change.
51. The Indicative drainage strategy plans demonstrate the principles of how
this can be achieved, but, as this is an outline planning application, final
details can be secured by means of a planning condition.
52. Foul water disposal will be to the existing public foul sewer located in Morris
Road just north site.
53. The submitted details will ensure that the proposed development will satisfy
the requirements of Paragraph 165 of the NPPF and Policies SWDP 28 and 29
of the Local Plan.
The Overall Planning Balance
54. The proposals would deliver a range of social, economic and environmental
benefits which can be afforded varying levels of weight as identified below.
These include:• Provision of Open Market Housing – Substantial
• Provision of Affordable Housing – Significant
• Expenditure on construction/local investment – Significant
• Providing homes for economically active people – Moderate
• Creation of construction jobs - Moderate
• Public open space and community orchard – Moderate
• Native planting and enhancements to biodiversity – Limited
55. The potential residual adverse impacts have been identified and these should
also be afforded varying degrees of weight as follows:
• Loss of countryside – Limited
• Partial conflict with the Development Plan – Very limited
• Minor harm to the setting of the Conservation Area – Significant
• Loss of ridge and furrow - Limited
• Landscape and visual impact – Limited
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56. The public benefits would outweigh the harm to designated heritage assets
in the context of NPPF paragraph 196.
57. The proposals would be in general accordance with the Development Plan
when read as a whole.
58. As such the proposals represent sustainable development in the context of
Policy SWDP1 and NPPF paragraph 11.
Concluding Comments
8.5

Having undertaken the planning balance in the way that has been outlined, the
Applicant reaches the conclusion that the proposals represent a suitable and
sustainable form of development in this location and that there are compelling
reasons that justify the grant of planning permission.

8.6

In view of the forgoing, the LPA is respectfully requested to grant Outline
Planning

Permission,

subject

to

any

necessary

conditions

and

planning

obligations.
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APPENDIX 1
APPEAL DECISION CONCERNING CABI INTERNATIONAL,
WALLINGFORD
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Appeal Decision
Inquiry Held on 4-6 July, 11 and 13 July 2017
Site visits made on 4 and 19 July 2017
by Christina Downes BSc DipTP MRTPI
an Inspector appointed by the Secretary of State for Communities and Local Government
Decision date: 31 August 2017

Appeal Ref: APP/Q3115/W/16/3165351
CABI International, Nosworthy Way, Mongewell, Wallingford, Oxfordshire
OX10 8DE
The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.
The appeal is made by CABI and CALA Management Limited against the decision of
South Oxfordshire District Council.
The application Ref P15/S3387/FUL, dated 9 October 2015, was refused by notice dated
24 June 2016.
The development proposed is the demolition of existing buildings and erection of a new
headquarters for CABI; erection of 91 dwellings, comprising open market and affordable
housing, provision of open space, landscaping and parking and other associated works.

Decision
1. The appeal is allowed and planning permission is granted for the demolition of
existing buildings and erection of a new headquarters for CABI; erection of 91
dwellings, comprising open market and affordable housing, provision of open
space, landscaping and parking and other associated works at CABI
International, Nosworthy Way, Mongewell, Wallingford. This is in accordance
with the terms of the application, Ref P15/S3387/FUL, dated 9 October 2015,
subject to the conditions in the schedule at the end of the decision.
Procedural matters
2. The inquiry was closed in writing on 15 August 2017. This was to allow further
written responses from the appellants and the South Oxfordshire District
Council (district council) on whether a future review of viability in connection
with affordable housing provision would be justified and for a fully executed
Planning Obligation by Agreement (S106 Agreement) to be submitted.
3. The application was made in hybrid form. The new CABI headquarters is an
outline proposal with all matters, save for access, reserved for future
consideration. The residential development includes full details.
4. I made an accompanied site visit on the first day of the inquiry and saw the
site from all relevant viewpoints. I made a further unaccompanied visit on 19
July when I walked from the site into Wallingford along the road, bridleway and
footpath routes.
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Preliminary Matter
5. Planning permission was granted for the redevelopment of the appeal site to
provide a new CABI headquarters and a care village in 2014 but this was
considered to be unviable and has now expired. CABI own the land and the
residential element in those proposals and the current appeal scheme was put
forward as a means to provide sufficient funding for the construction of their
new offices. Nevertheless, the appellants made clear at the inquiry that the
housing was considered to be an acceptable proposition in its own right.
6. A new planning application has been submitted for a similar scheme to the
expired proposals. There is no evidence that viability has improved or that the
prospects of such a development proceeding would be any better even if
planning permission is granted. In any event, it was accepted by all parties that
at the present time there is no fallback position. In the circumstances I afford
very little weight to the previous planning permission as a material
consideration in this appeal.
Reasons
Planning policy context and approach to decision making
7. The development plan includes the South Oxfordshire Core Strategy (CS)
adopted in 2012 and the saved policies in the South Oxfordshire Local Plan
2011 (LP) adopted in 2006. The CS was to be followed by a Site Allocations
Development Plan Document (DPD) to identify development sites in the district.
The latter has never been produced and so the development plan is silent on
where non-strategic housing is to be located.
8. The South Oxfordshire Local Plan 2033 is due to be submitted for examination
towards the end of 2017 with adoption in August 2018. At the present time it is
at a relatively early stage in the process and can be afforded very little weight.
Nonetheless it can be noted that two sites are proposed for housing adjacent to
Crowmarsh Gifford but there is no proposal to include the appeal site.
9. There is no dispute that the district council is unable to demonstrate a five year
supply of deliverable sites to meet its housing requirement. Policy CSH1 in the
CS sets out the housing requirement but is based on the South East Plan,
which has been revoked. The most up-to-date assessment of housing needs is
provided by the 2014 Oxfordshire Strategic Housing Assessment and the
parties agree that on this basis the housing land supply amounts to 4.1 years.
This does not include all of the housing that South Oxfordshire District may be
required to take under the Duty to Co-operate. However, although this may
result in an even lower supply figure there was no evidence of what this would
be. In the circumstances it seems to me that a 4.1 year supply is the most
robust assessment at the present time.
10. Following the conclusion of the oral evidence but before the close of the
inquiry, the appellant submitted a recent appeal decision relating to residential
development at Thames Farm, Reading Road, Shiplake. Here the Inspector
concluded that the district council could only demonstrate a supply of around 3
years. However, this conclusion was based on a considerable amount of
evidence on both the requirement and the supply of sites. This was
necessitated because the site was in an area with a recently made
neighbourhood plan and the Neighbourhood Planning Written Ministerial
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Statement was relevant. In the present appeal there is no made neighbourhood
plan. Furthermore, the parties agreed that housing land supply would not be a
contested issue. Despite having the opportunity to revise that position no
further evidence on the matter was forthcoming before the inquiry was closed.
11. The extent of the shortfall is a material consideration. The housing land supply
deficit could be higher as the Shiplake decision suggests. However, 4.1 years is
still a serious shortfall, bearing in mind paragraph 47 of the National Planning
Policy Framework (the Framework), which seeks to boost significantly the
supply of housing. On the agreed requirement of 775 dwellings per annum this
would amount to 697 dwellings. This is a matter of substantial weight.
12. The Framework makes clear that the statutory status of the development plan
remains the starting point for the determination of development proposals.
Nevertheless, paragraph 49 signifies that where a five year housing land supply
cannot be demonstrated, relevant policies for the supply of housing should not
be considered up-to-date. The conflict with those policies will be a material
consideration but the weight to be given to it will be a matter of judgement
bearing in mind site specific circumstances and the consistency of the policies
with the Framework. I return to this matter later in the decision.
13. In this case the context for decision making is therefore set out in paragraph
14 of the Framework
there are specific policies indicating that development should be restricted.
Here the site is not only within the Chilterns Area of Natural Beauty (AONB) but
it is
Church. Both of these matters engage restrictive policies in the Framework and
it is therefore necessary to consider the proposed development in relation to
each in turn. Only in the event that the restrictive policies are not offended
in paragraph 14 become operative.
The effect of the proposals on the AONB
14. There is no dispute that the appeal scheme would be a major development in
the AONB. Policy CSEN1 is a general landscape policy that includes a provision
that high priority will be given to the conservation and enhancement of the
AONB. This is in accordance with paragraph 115 of the Framework where great
weight is to be given to conserving landscape and scenic beauty in these
designated areas. In the case of major development paragraph 116 is also
relevant. This establishes a high hurdle as planning permission should be
refused except in exceptional circumstances and where it can be demonstrated
that the development would be in the public interest.
15. Paragraph 116 sets out three considerations in determining whether there are
exceptional circumstances. The Wealden1 Court of Appeal decision made it
clear that these are a matter of planning judgement but are not necessarily
exclusive. A fair reading of the judgement in its context indicates that further
considerations could comprise the benefits of the scheme. It did not suggest
that harm, other than to the AONB, should be included in the assessment.

1

The Secretary of State for Communities and Local Government and Knight Developments
Ltd v Wealden District Council [2017] EWCA Civ 39.
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The need for the development
16. The provision of 91 houses would make a significant contribution to addressing
the short term housing deficit in South Oxfordshire. Furthermore, there is a
substantial need for affordable housing and the evidence from the SHMA
indicates that the shortfall will get worse year-on-year. Policy CSH3 in the CS
seeks 40% affordable housing with a tenure mix of 75% social rented and 25%
intermediate, but this is subject to viability. I am satisfied from the evidence
provided that the 20% of shared ownership units offered is all that the scheme
could viably provide at the present time. The S106 Agreement includes a
mechanism for increasing affordable housing if viability improves. However, for
the reasons given later in the decision I do not consider that this would be a
justifiable approach in this case. Undoubtedly a higher proportion of affordable
housing would be beneficial but if this led to the development being unviable
then the likelihood is that no houses would be built at all. It is important to
bear in mind that the proposals would be in accordance with Policy CSH3 and
the 18 affordable homes would make a significant contribution to housing need.
The importance of these matters is made clear in paragraph 47 of the
Framework and deliverable housing schemes are clearly in the public interest.
17. The market houses would be predominantly 4 bedroom properties. Although
the SHMA forecasts that the highest likely need will be for 3 bedroom homes. It
recommends a development mix of different sized properties but makes clear
that this should not be taken as prescriptive. Policy CSH4 in the CS indicates
that a mix of dwelling types and sizes to meet the needs of current and future
households should be sought. The supporting text indicates that the housing
types and sizes required will be set out in a supplementary planning document
but this has not been produced. The SHMA is not a policy document and does
not indicate what the appropriate mix should be.
18. Whilst it is difficult to conclude that much of a mix would be provided through
the appeal proposals, the SHMA nonetheless does identify a considerable need
for 4+ bedroom houses. It could justifiably be argued that some new occupiers
would be likely to come from the local area and would release smaller homes
onto the market. The location of the site outside of Wallingford and Crowmarsh
Gifford and within the AONB would also favour a lower density approach. In the
absence of any supplementary policy to establish a preferred mix based on
need, I consider that any conflict with the wording of policy CSH4 should be
given limited weight. This is especially the case bearing in mind the priority
given to housing delivery in circumstances where there is a deficit in the five
year housing land supply.
19. CABI is a not-for-profit organisation of international importance and worldwide
reputation. It was established through an agreement with the UK government
who have given it special tax advantages. The organisation provides
information and undertakes scientific research in connection with addressing
problems in agriculture and the environment both in the UK and throughout the
world. It has centres in many countries but its headquarters are on the appeal
site. CABI is a significant employer with many staff living locally. The current
buildings on the site were originally constructed for use as a school in the
. There is no dispute that they are nearing the end of their life and are
not fit for purpose. They are energy inefficient, have a poor internal layout and
have high maintenance costs. From the information I have been given, I have
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no doubt that CABI need a new building from which to operate their
headquarters in an efficient and effective manner and that this would be in the
public interest.
The cost and scope of developing elsewhere or meeting the need in another way
20. In terms of the housing development, this would essentially depend on whether
there are other sites outside the AONB to meet the need. Clearly at present
with a shortfall of deliverable sites, there is no policy compliant solution that
would point to a more favourable location. As already noted the Site Allocations
DPD, which may have helped resolve this matter has never been produced. The
emerging South Oxfordshire Local Plan is at an early stage and has not yet
been submitted for examination. It cannot be relied on at the present time to
provide alternative sites because it has not been subject to scrutiny through
the examination process. Of the two proposed housing sites at Crowmarsh
Gifford, one is also within the AONB although it is closer to the settlement edge
than the appeal site.
21. CABI own the freehold of the appeal site and commenced occupation in the mid
They have considered building on other sites or renting buildings
elsewhere. However, I am satisfied from the evidence that neither option would
be economically viable, bearing in mind their particular circumstances and not
for profit status. The most likely alternative seems to be that CABI would move
its headquarters abroad to one of the other member countries. This would not
only result in a loss of an important business from the UK but it would also
mean the loss of many local jobs and adverse impacts to the local economy.
Conversely, the appeal proposals would result in more jobs and economic
growth, which are both important Framework objectives.
22. It is clear that CABI have been in discussion with the district council for a
considerable period of time and that the need for a new headquarters building
on this site is understood and supported. This particular area has a reputation
as a hub for environmental sciences, which includes the Centre for Ecology and
Hydrology close to Howbery Park. However, I also have no doubt that in order
to achieve this objective a scheme will be needed to generate the necessary
funding. A development agreement was entered into with CALA Management
Ltd in 2015 and, from the viability information that I have been provided with,
I am satisfied that a housing development of the size and type proposed would
be necessary to achieve this purpose.
23. It seems to me that the S106 Agreement and the development agreement
contain sufficient safeguards to ensure that the CABI offices would be built in a
timely manner and at an early stage of the residential development. The
majority of the purchase price for the residential land, which would fund the
office building, would not be paid until the offices had been constructed. CABI
would also be obliged to occupy the offices as its international headquarters for
at least 20 years or incur severe financial penalties. It is clear to me that the
appeal proposals come as a package. I am satisfied that
be met elsewhere or in any other way and that it would be in the public interest
for this to happen on the appeal site.
Effect on the environment, the landscape and recreational opportunities
24. The Countryside and Rights of Way Act provides the statutory starting point
and section 85 requires regard to be paid to the purpose of conserving and
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enhancing the natural beauty of the AONB. The terminologies are slightly
different but it seems to me that policy CSEN1 and paragraph 115 of the
Framework are seeking broadly similar objectives.
Effect on the environment
25. Paragraph 115 of the Framework states that the conservation of wildlife and
cultural heritage are important considerations in the AONB. It is not
unreasonable to surmise that these are the matters that need to be addressed
in the consideration of detrimental effects on the environment under the third
bullet of paragraph 116. There is no evidence that wildlife would be harmed, in
fact the scheme proposes enhancement to biodiversity as explained in the
Ecological Report and through the Ecological Management Scheme that would
relate to land to the west of the site. I have considered the effect on heritage
assets in the next section and have found that there would be a small degree
Effect on the landscape
26. When considering landscape value a logical starting point is the Chilterns AONB
Management Plan, which sets out the special qualities of this particular
designated landscape. It is reasonable to conclude that these are what provide
the Chilterns AONB with its natural beauty and make it outstanding.
27. None of the special qualities are present on the appeal site itself. It has a
largely institutional character and the south-western part is developed with two
to four storey buildings and parking areas. Elsewhere there are open swathes
of grassland, which were once managed as sports pitches. Derelict hard
surfaced tennis courts occupy the north-western part of the site. It is the thick
belts of trees and overgrown hedgerows along the site boundaries that are the
main features evident in the wider landscape. The internal areas do not
contribute to the scenic quality of the wider AONB. In fact, the poor condition
of the buildings and the lack of stewardship of the green spaces detract and it
is likely that the situation will deteriorate further as time goes on.
28. Compared with what exists at present, the proposed built development would
occupy a considerably more extensive part of the site. The new CABI building
and its car parking would stand on the eastern section, which is undeveloped at
present. The housing would extend onto the open northern area and closer to
the western boundary. Whilst green spaces would remain, the developed
nature of the site would considerably increase. However, it is not disputed that
the residential element would result in high quality built development and there
is no reason why this should not stand within an attractive landscaped setting.
The CABI development is schematic but the supporting information indicates a
building of high design quality with distinctive curved green roofs.
29. The existing boundary landscaping would be retained and reinforced. There is
no convincing evidence that it would not continue to provide an effective screen
over time. It was made clear at the inquiry that the boundary trees would not
be within private gardens and would be under the supervision of the
Management Company. Any pressure to remove the trees to open up views of
the countryside could be reasonably resisted and if necessary Tree Preservation
Orders could justifiably be imposed. It is acknowledged that the housing
development would result in a loss of trees from within the site itself. On the
other hand it is proposed to reinforce existing boundary planting, provide a
https://www.gov.uk/planning-inspectorate
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new tree belt between the housing and the offices and plant new trees within
the new built areas. Overall the net result in terms of tree cover would be
positive. Apart from within the area to the south of the old tennis courts, the
conifers along the northern boundary are intended to be retained. Whilst they
are not indigenous or typical of the AONB landscape they are a well-established
visual feature and also perform an effective screening function.
30. The area immediately surrounding the appeal site shares a number of the
special qualities that contribute to the scenic beauty of the AONB. One special
quality is the fine long views from the elevated land. These are a visual feature
that contributes to the enjoyment of those travelling through the landscape and
will be considered below. Other qualities include the local landscape variations,
mosaic of farmland and scattered settlement of villages and farmsteads. These
would remain and not be affected by the appeal proposals. Although the site
would become more developed, the boundary screening would remain the most
prominent feature in the wider landscape. In my judgement the
aforementioned special qualities would not be diminished if the appeal
development were to go ahead.
Effect on recreational opportunities
31. The area is crossed by a number of public rights of way, which provide an
important recreational amenity. These include the bridleway that runs close to
the western boundary of the appeal site; the footpath that runs diagonally
across the field adjoining the northern and eastern side of the appeal site; and
The Ridgeway, which is part of the national trail and runs up the side of the
escarpment to the east of Port Way. Those deriving benefit from these
recreational routes include walkers, joggers and cyclists. The Landscape
Guidelines for Landscape and Visual Assessment (GLIVIA) indicates
that these visual receptors are very susceptible to change because their
attention and interest is likely to be focused on the landscape and particular
views. Their recreational enjoyment will be closely linked to their visual
experiences as they move through the AONB landscape. It therefore seems to
me that the main impact of the appeal proposals on the AONB in this case
would arise from how they would be perceived and experienced from
viewpoints within the designated area external to the site.
32. The planning application was accompanied by a landscape and visual impact
assessment (LVIA) and visually verified montages (VVM) were produced from
viewpoints agreed with the district council. I also undertook two extensive site
visits and saw the site from all of the relevant locations.
33. When looking down from the elevated viewpoint 25 in the LVIA, some of the
CABI buildings can be seen but they are subservient to the trees and greenery
within and around the site. Following development, the new CABI building
would be on the open and undeveloped eastern part of the site. However, it
seems likely that its design and materials, particularly its curvilinear green
roofs, would help it blend into its surroundings behind the trees along the
eastern site boundary. The houses on the other hand, some of which are
intended to be two and a half storeys in height, would spread across much of
the site within this view.
34. However, at this point the chalk escarpment is relatively low and quite close to
the edge of the designated area, which follows the River Thames. From this
elevated viewpoint the appeal site is appreciated as part of a much wider
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landscape that includes Wallingford and Crowmarsh Gifford. These settlements
are outside the designated area but insert a layer of built development running
across the panorama in the mid-distance. These factors are relevant to how the
changed scene would be perceived from the higher land. In addition, account
should be taken of mitigation. The visibility of the new development would
decrease over time due to the natural growth of the eastern boundary
vegetation and also the trees to be planted within the site as part of the
landscaping proposals. These include a belt along the western edge of the CABI
site. VVM2 at year 15 does not take this planting into account. Whilst I consider
that the visual impact would be of moderate adverse significance at year 1, by
year 15 the magnitude of effect would be reduced to minor adverse significance
from this viewpoint. Due to the layering effect of the vegetation I do not
consider that the impact in the winter months would be very different.
35. The bridleway running along the western side of the appeal site provides a very
towards
pleasant route
Crowmarsh Gifford. There are trees and shrubbery along the western site
boundary but in many places the existing buildings and parking areas are
clearly seen. The tall storage building with its roller shutter doors and the four
storey block are particularly apparent. In winter with the leaves off the trees
the existing development will be even more prominent. The new housing would
extend closer to the northern and western boundaries so that the extent of
built form would be more obvious. On the other hand, this change would occur
only on one side of the view. On the other side there are open fields sweeping
down towards the River Thames and this would remain unaltered. Also it is
intended to reinforce the existing boundary screening, which would be outside
individual residential curtilages and maintained by the Management Company.
In my judgement the visual impact would be of moderate adverse significance.
However, the magnitude of effect would be reduced over time to minor adverse
significance by year 15.
36. The northern boundary of the appeal site is well screened by a mix of
deciduous and coniferous vegetation. This is intended to remain but would be
reinforced where there are gaps at present, for example in the vicinity of the
tall poplar trees. It is appreciated that the space available would be more
limited in the north western corner but nonetheless Drawing No: D2315 L.206
REV B shows some scope for further native planting to the north of plots 68-73
and plot 91. The northern boundary can be seen from various viewpoints along
the bridleway as it curves round in an easterly direction before striking north
towards Crowmarsh Gifford. I acknowledge that views towards the site are
obstructed in places by a field hedge and that there is the effect of the
intervening field. However, between LVIA viewpoints 41 and 18 and also on the
northern section of the footpath that crosses the field diagonally in a southeasterly direction, observers would be aware of the change. The existing
buildings are seen well set back on the site and further screened by internal
trees. The new houses would extend further across the site as well as closer to
the northern boundary.
37. Following development it seems to me that the impression would be of a
glimpsed suburbanised environment, mainly resulting from the estate of 91
dwellings rather than the CABI building, which would be more readily absorbed
into the landscape. The visual impact would be of moderate adverse
significance at the outset but this would reduce over time as the new planting
along the northern boundary and within the site became established. In the
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winter months there would be increased visibility but overall I consider that by
year 15 the visual impact would be of minor adverse significance.
38. Drawing together the above points I consider that the housing development in
particular would have a significant adverse visual impact on recreational users
although this would diminish over time as the new landscaping took effect. The
are one of the special qualities and these are mainly
experienced from the escarpment. The other views that would be affected are
limited to those in the immediate vicinity of the appeal site. The adverse
impacts should also be balanced against enhancements to the public right of
way network proposed through the S106 Agreement. These include improved
surfacing of the stretch of bridleway and footpath between Nosworthy Way and
the proposed widening of the footway along Nosworthy
Way to provide better linkage with the Thames Path for cyclists.
39. The effect of lighting was a concern of some objectors. I did not view the area
at night time but the dark night sky is not a special quality of this particular
AONB. Whilst I have no doubt that lighting would become more apparent postdevelopment, its effect along new streets and in public areas could be
controlled through a planning condition. Furthermore I did note that there is
street lighting around the roundabout at the junction of Nosworthy Way and
Port Way. Crowmarsh Gifford and Wallingford are apparent in various
viewpoints, particularly from the elevated areas to the east and the lighting
emanating from them will also have an effect on the darkness of the
surrounding landscape. Insofar as noise contributes to tranquillity, I was aware
as I walked through the landscape that the sound of traffic from the local road
network was particularly apparent.
Conclusion
40. The scenic beauty of the AONB is determined by its special qualities. The site
itself does not exhibit any of these, is a detractor in its present state and is
likely to visually deteriorate further over time if the status quo is maintained.
Furthermore, the intense screening along its boundaries detaches its internal
institutional character from the wider AONB. Any detrimental effects on the
landscape arise from the external views and are primarily linked to the
perception and experience of recreational users of the public rights of way as
they travel through the designated countryside. For the reasons given above I
consider that significant harm would arise in this respect and although it would
diminish over time it would still be adverse and thus detrimental. In addition,
there would be a small degree of harm to cultural heritage, which would thus
not be conserved.
41. Section 85 of the Countryside and Rights of Way Act requires regard to be paid
to the purpose of conserving and enhancing the natural beauty of the AONB.
This is not the same thing as requiring that every development proposal
engenders enhancement. Indeed if that were the case it is difficult to see how
major development in an AONB could ever be permitted. It is clearly a matter
of balance, but in undertaking that exercise the Framework makes clear that
the conservation of the designated resource is a matter of great weight and
Policy CSEN1 gives high priority to conservation and enhancement. The need
for the development and the conclusion that there are presently no alternatives
outside the designated area are also matters of substantial importance in the
public interest. Improvements to biodiversity and the attractive appearance of
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the proposed new CABI building would be further positive factors in this case.
Overall the benefits would outweigh the limited amount of harm that would be
caused to the environment, landscape and recreational opportunities, in my
judgement. For these reasons I conclude that in this particular case exceptional
circumstances would be demonstrated.
The effect on heritage assets
42.

s course crosses the southern edge
of the appeal site before striking south to join the section east of Port Way,
which is a Scheduled Monument (SAM). There is no above ground evidence of
the presence of the archaeological feature on the appeal site, which is within an
area of intense tree planting and landscaping. Any setting that it may draw is
currently provided by the existing CABI buildings, car parking and access. The
construction of Nosworthy Way, which truncates the ancient feature to the
east, will also have had an effect. The appeal proposals would retain the
aforementioned landscaping along the southern boundary and would not result
in further impact on the undesignated heritage asset or its setting.
Nevertheless, a planning condition would be justified to require archaeological
investigation prior to development commencing.

43. The SAM is separated from the appeal site by the road infrastructure, thick
vegetation and an open field. There would be a visual connection as it rises up
the escarpment but the new development would be seen and experienced
within the context of existing residential development at Wallingford, which
expert evidence did not identify a discernible impact on the ancient feature and
I am therefore satisfied that there would be no loss of significance to the
setting of the designated heritage asset.
44. There are heritage assets to the south of the site, including the lodge to
Mongewell House (Grade II) and various modern buildings associated with the
former Carmel College (Grades II and II*). However, these are well distanced
and separated by intensive belts of tree planting and the busy Nosworthy Road.
Their setting would not be affected by the proposed development.
45. To the north(Grade II*), Newnham Farmhouse (Grade II) and Newnham Farm Cottage
(Grade II). The two residential properties are to the north of the church and
the appeal site could not reasonably be seen as part of their settling. The
immediate setting of the church is provided by its well screened churchyard
and the fields to the south. These provide a sense of rural isolation. There is no
direct view into the appeal site from the church or in the other direction and
the immediate setting of the church would be preserved.
46. The bridleway provides the approach to the church as part of its wider setting.
It currently contributes to the sense of rural seclusion although this is far from
complete due to the presence of the existing modern farm buildings and
dwellings to the north, the CABI buildings to the south and the background
sound of traffic. The appeal proposals would cause some increased visibility
due to the spread of development onto the northern part of the appeal site.
This would result in a small further reduction in this wider sense of rural
the Framework and it seems to me that following mitigation planting it would
be at the lowest end of the scale. I note that the conifer trees on the strip of
https://www.gov.uk/planning-inspectorate
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land adjoining the eastern side of the churchyard belong to the owner of
Newnham Farmhouse and are to be removed and replaced with yews. This
would open up the view, at least in the short to medium term, but would
primarily be in an easterly direction across the adjoining field. The trees along
the northern boundary of the appeal site would continue to provide a screen
and it seems unlikely that there would be any material additional adverse
impact on the wider setting of the church as a result of this action.
47. Paragraph 132 of the Framework indicates that great weight should be given to
the conservation of a heritage asset. Applying the statutory test in Section
66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, I
must have special regard to the desirability of preserving the building or its
would be preserved but there would be a small degree of harm to its wider
setting and thus some conflict with policy CSEN3 in the CS. The adverse impact
would diminish by year 15 although it should nonetheless be given considerable
importance and weight.
48. However, in accordance with paragraph 134 of the Framework the harm should
be weighed against the public benefits of the proposals. I have considered
those in the preceding section and consider them to be matters of substantial
weight. In my judgement they outweigh the harm to the wider setting of the
listed building bearing in mind the desirability of its preservation. In the
circumstances I find no conflict with the Framework with regard to the issue of
heritage assets.
Approach to decision making reviewed
49. In view of the conclusions I have reached in relation to the AONB and heritage
assets it is necessary to return to paragraph 14 of the Framework. As specific
policies do not indicate that development should be restricted, the tilted
balance as outlined in paragraph 13 of my decision applies. In considering this
it is necessary to look at other potential impacts to see whether they would
outweigh the benefits, in order to decide whether planning permission should
be granted or not.
50. The Supreme Court judgement of Suffolk Coastal2 made clear that the
reference in paragraph 49 to relevant policies for the supply of housing not
being up-to-date results in the presumption in favour of sustainable
development being engaged under paragraph 14. However, the judgement also
endorsed a narrow definition of a housing supply policy and indicated that it
as to the matter and that
the weight to be given to policy conflict is a matter of judgement for the
decision maker, having regard to the consistency with paragraph 215 of the
Framework and an assessment of the relevant circumstances in any given case.
Other potential impacts
Character of the area and the setting of nearby settlements
51. There was no dispute that the appeal site is in the countryside. However, it is
not a greenfield site even though it contains areas of green space. Bearing in
2

Suffolk Coastal District Council v Hopkins Homes Ltd and another; Richborough Estates
Partnership LLP and another v Cheshire East Borough Council [2017] UKSC 37.
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mind the definition of previously developed land in the Framework it seems to
me that the whole site could be considered as previously developed land
although that does not necessarily mean that the whole of the site should be
developed. In the South Oxfordshire Landscape Assessment, the site and its
surroundings are in the Open Rolling Downs character type. Whilst the
surrounding area is representative of some of the identified characteristics such
as large scale arable fields and a rural character it is essentially a transitional
landscape due to its proximity to the Thames Corridor. The site itself has an
institutional character and is not representative of either character type.
52. My conclusions regarding the effect on the AONB landscape apply to a
consideration of general landscape impact. As I have commented previously
the residential element of the scheme would be a development of high quality
and the new CABI building would be an interesting and innovative design that
would enhance its surroundings. The site at present has an institutional
character that does not reflect the wider countryside, which provides a
landscaped setting to Wallingford and Crowmarsh Gifford. There would be an
intensification of built development on the site itself and it would spread onto
areas that are presently open grassland. On the other hand it is very well
screened and it is these trees that are the main feature in the wider landscape.
Indeed the sense of enclosure would increase over time as landscaping and
new planting matures. My judgement overall is that the appeal proposals would
cause a small negative impact on the setting of the aforementioned
settlements and the surrounding countryside through the glimpsed
suburbanisation that would particularly arise from the housing development.
The appeal proposals would thus fail to accord with the suite of policies in the
development plan that relate specifically to the protection of the countryside
from unwarranted development. These include policy CSEN1 in the CS and
policies G2, G4, C4 and D1 in the LP.
53. Policy CSS1 seeks to restrict new development outside the towns and villages.
However, it does allow for change relating to very specific needs. For the
reasons given previously the new CABI headquarters needs to be on this site
and the houses are required to finance its construction. That seems to me to
denote a very specific need. Policy CSR1 addresses housing in the villages and
does not permit it in other places. The appeal proposals would not accord with
the terms of this policy even though I have found no conflict with the overall
strategy in policy CSS1.
Modal choice and accessibility
54. The appeal site is outside the town of Wallingford and the village of Crowmarsh
Gifford. However, it is relatively close to both settlements and I would not
judge it to be remote. New residents could reasonably look to the former for
most of their day-to-day shopping needs and to access local services.
Crowmarsh Gifford has a few facilities, including a primary school and nursery.
55. It is possible to walk to Wallingford from the site either along the roads or
across the fields along the bridleway or footpaths. The road route via
Nosworthy Road and Reading Road is not a particularly pleasant walk, in my
opinion. The first part of the route is unlit, the footways are narrow in places
and along Reading Road the pedestrian has to cross from one side to the other
several times. The journey took me about half an hour from the Market Place
and is about 2.3 km. The alternative field route is a more pleasant walk
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although the bridleway becomes quite narrow as it strikes north from the hard
surfaced section. The distance and time taken is roughly similar. In my opinion
those with pushchairs, mobility issues or heavy shopping to carry would be
very unlikely to choose to walk into Wallingford by either route. The primary
school is perhaps an easier walk as it is along the surfaced bridleway and Old
Reading Road. It is though also about a half hour walk and so for many the
temptation would be to undertake it by car, especially in inclement weather or
in the winter months.
56. Cycling would be a more attractive option for these journeys, whether they
take place along the roads or the bridleways. Howbery Business Park with its
employment opportunities is also less than 5 km away along relatively flat
terrain. Many residential parts of Wallingford and the surrounding villages are
within reasonable cycling distance so that cycling would be a realistic modal
choice for CABI employees. Cholsey railway station, with its services to London,
Reading and Oxford is a cycle ride of about 3.8 km. Alternatively there are bus
stops along Reading Road and it is a short trip from here to the station by bus.
As already mentioned the proposals would include accessibility improvements
for cyclists and pedestrians through the S106 Agreement.
57. There is a half hourly bus service between Oxford and Reading, which stops
outside the site and travels through Wallingford. The buses start early and
finish late in the evening and so provide a viable alternative for journeys to
work, school or the shops. The S106 Agreement would include a contribution
towards the improvement in the frequency of services along this route. The
objective is to provide three buses per hour, eventually increasing this to four
per hour. A contribution would also be made to improve the bus stops to make
them more attractive to use. These would include hardstandings, a pedestrian
refuge, bus shelters and real time information.
58. Drawing together the above information, I am satisfied that whilst some
journeys would undoubtedly be made by car, there would be options to travel
by alternative modes, in particular bus or cycle. It is proposed to introduce
Travel Plans for both the office and residential uses in order to encourage
employees and residents to travel by sustainable modes. Properly instituted
these can be effective in achieving modal switch through the use of incentives
to make non-car travel an attractive option. Oxfordshire County Council (the
county council) as highway authority did not object to the appeal proposals in
terms of accessibility. For the reasons given above I conclude that they would
be in accordance with policies CSM1 and CSM2 in the CS in this respect.
Congestion and highway safety
59. There was local objection to the increase in traffic generation. I observed that
there is congestion on the local highway network, especially at peak times. I
saw for myself the queuing traffic on Nosworthy Way and I have no doubt that
at busy times this causes delays to journey times. The addition of 91 houses
would introduce additional traffic to the network. However the transport
assessment indicates that when compared with background traffic flows, the
increase would be relatively small and the impact on the roundabouts at either
end of Nosworthy Way would be very modest indeed.
60. There is no evidence that the local road network or nearby roundabouts would
operate above capacity if the development were to go ahead. The highway
authority is responsible for the safe operation of the local highway network and
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has raised no objections to the scheme in terms of highway safety or the free
flow of traffic. This is a matter to which I give considerable weight. The
Framework indicates that development should only be prevented or refused on
transport grounds where the residual cumulative impacts of development are
severe. This does not seem to me to be the case here.
Local infrastructure
61. I appreciate that there is local concern about the capacity of local infrastructure
to support the proposed new housing development. The district council
operates a CIL charging regime and the payment made by the developer would
contribute to the facilities and services needed to support the development.
The district council has not identified any additional site specific payments that
are necessary to address shortfalls in infrastructure capacity as a result of the
appeal development.
Applying the planning balance
62. It has been concluded that the appeal proposals would be a major development
in the AONB where exceptional circumstances apply and which would be in the
public interest. However, for the reasons already given, general landscape
impact is a separate matter and does not fall to be considered under paragraph
116 of the Framework. I have concluded that there would be an adverse impact
on the countryside, although this would be relatively small. Policy CSEN1 in the
CS includes a provision relating to the AONB but it also includes criteria
relevant to rural character. Saved LP policies G2, C4 and D1 are countryside
related policies, which are consistent with the Framework. This recognises the
intrinsic character and beauty of the countryside as a core planning principle.
Saved policy G4 indicates that the countryside should be protected for its own
sake. In my opinion this is overly restrictive and is not consistent with the
aforementioned thrust of national policy. In such circumstances the conflict
with this policy has limited weight.
63. The appeal proposals would be in accordance with the overall strategy in policy
CSS1. However, it would conflict with policies CSH1 and CSR1. These policies
establish the housing requirement and seek to direct development to the most
sustainable villages but they fail to provide sufficiently for currently identified
housing needs. There is t
boost significantly the supply of housing. The district council is working towards
resolving this through its emerging local plan but this is at a very early stage
and cannot be relied upon at the present time. I appreciate that planning
permissions are being granted for new housing and that the rate of completions
is improving but they still remain below the annual SHMA requirement. In the
circumstances the conflict with policies CSH1 and CSR1 has limited weight.
64. The benefits of the proposals include the provision of market and affordable
housing in an accessible location within a context where there is a serious
deficit of both when measured against requirements. They also include the
provision of a new headquarters for CABI along with the advantages that would
flow to both the national and local economy. These are all matters in the public
interest and provide benefits to which I give very substantial weight.
65. Returning to the tilted balance in paragraph 14 of the Framework, the
development plan provides the statutory starting point. However, for the
reasons given above a number of the policy conflicts have limited weight. There
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are also important material considerations in favour of the appeal development.
It is my judgement that overall the adverse impacts that would arise from the
landscape harm and the policy conflict in that respect as well as the conflict
with policy CSEN3 relating to heritage assets, would not significantly and
demonstrably outweigh the benefits, when assessed against the policies in the
Framework as a whole. The presumption in favour of sustainable development
would therefore apply. This means that the proposals would also comply with
policy CS1 in the CS. This seems to me to be an overarching policy that fully
accords with the Framework. My overall conclusion is that the appeal proposals
would be in accordance with the development plan, when taken as a whole.
Planning conditions
66. There was discussion about planning conditions at the inquiry and I have
considered the matter having regard to paragraph 206 of the Framework and
advice in the Planning Practice Guidance. Where required I have changed the
suggested wording in the interests of precision and enforceability. There would
be two distinct elements to the proposed development and I have considered
whether the conditions should likewise be separated into those relevant to the
offices and those relevant to the housing. However, many are common to both
and it is important to recognise that this is a single development and that the
two parts are interrelated. I have therefore decided that a single list of
conditions would be most appropriate, although in some places it has been
necessary to apply the requirements separately. Examples include drainage,
lighting and contamination. I have carefully considered those conditions that
require discharge before development commences as they can cause
implementation to be delayed. I am satisfied that in each case such restriction
is necessary to ensure that unacceptable adverse impacts are avoided.
67. The first three conditions relate to implementation and reflect the hybrid nature
of the proposals. The parties agreed that the commencement period should be
reduced. This reflects the requirement by CABI that its part of the scheme
should be carried out expeditiously. Also that the 91 houses need to be
delivered quickly in order to contribute to the five-year housing deficit.
68. Appendix 1 to the Design and Access Statement indicates the design approach
and evolution of the CABI building. I consider that this would be an attractive
and innovative building and one that would be successfully integrated with its
surroundings. In the circumstances it is appropriate to ensure that the details
reflect this design vision and that the principles established in the Design and
Access Statement are followed. The second part of the suggested condition is
not included as it would make it obtuse and inconsistent. Samples of materials
to be used on the houses are required to ensure a satisfactory appearance. For
the offices this can be left to reserved matters stage.
69. The application plans are listed for the avoidance of doubt and in the interests
of proper planning. Although one of the submitted plans shows the residential
development to be built out in two phases, it was confirmed at the inquiry that
this was linked to the S106 Agreement and the delivery of the offices. The
reference to phasing in that document has subsequently been removed and
therefore Drawing No: 2808.SK026_G should not be included in the list of
approved plans and I have omitted it accordingly.
70. In order to ensure satisfactory living conditions it is important that the relevant
internal road infrastructure has been constructed to connect each dwelling to
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the public highway prior to occupation. It was confirmed that the intention of
the construction traffic management plan would be to ensure appropriate onsite management rather than traffic routeing. It seems to me that a
construction method statement would be more appropriate in order to reduce
inconvenience to highway users during this time. The requirement for cycle
parking facilities for the offices is a matter that could be dealt with at reserved
matters stage. I have already referred to the need for Travel Plans for both the
offices and residential development in order to encourage people to travel by
modes other than the private car.
71. The consultation responses indicate that an upgrade to the sewer system may
be required in order to accommodate the development. The information
submitted with the planning application indicated that surface water drainage
would incorporate sustainable drainage techniques (SuDS). The success of such
systems depends on effective maintenance once installed. Conditions are
necessary to cover these matters.
72.

potential. Some excavation was undertaken when Nosworthy Road was
constructed and trial trenching was carried out in relation to the previously
permitted scheme. This work did not include the eastern part of the appeal
archaeologist has recommended a staged programme
site. The county c
of investigation, evaluation and mitigation. I have combined the suggested
conditions and adjusted the wording to take account of the investigative and
evaluation work already undertaken on part of the site. The condition is
necessary in order to protect the significance of the heritage asset.

73. Fire hydrants are required to ensure the safety of future occupiers of both the
residential and office developments. I have reworded the suggested conditions
to make them more focused and relevant. The control of external lighting
would be appropriate in the AONB and I have already considered this earlier in
the decision. This would apply to the roadways, public areas and offices.
However, it would be unduly onerous to require individual householders to
apply to the district council before installing external lights on individual
houses. I have adjusted the conditions accordingly.
74. An ecological appraisal was submitted with the planning application and
recommended various safeguards during construction and enhancements to
biodiversity thereafter. Included is a mitigation strategy for roosting and
foraging bats and the condition requires that the recommendations and
enhancements set out in the appraisal are implemented. A landscaping scheme
for the housing site is necessary to ensure an attractive living environment. A
maintenance schedule should also be included to ensure that the landscaped
areas, including the boundary trees and hedgerows, are looked after properly
in perpetuity. The Management Company set up under the terms of the Section
106 Agreement would be responsible for implementing it. As landscaping is a
reserved matter, the arrangements for the office part of the site would be
determined at a later stage. In order to ensure that the play area is fit for
purpose, details of its layout and a plan for its future maintenance are required.
This would be carried out by the Management Company.
75. The boundary trees and hedges are an important distinguishing feature in the
landscape and it is therefore necessary to ensure that they are protected
during construction. The submission of an arboricultural method statement
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would be a suitable means of ensuring that the necessary controls are
implemented and remain in place during the construction period. As this would
need to be approved by the district council it seems unnecessary to specify the
finer details that are to be included.
76. The district council has suggested a suite of conditions relating to
contamination. No site investigation appears to have been done and as this is a
partially developed site it seems appropriate as a precautionary measure. The
wording is such that the subsequent conditions only apply if the potential
presence of contamination is discovered in the preliminary risk assessment.
This seems to me to be a proportionate response.
Planning obligation
77. The district council has adopted a Community Infrastructure Levy (CIL)
charging regime. The Regulation 123 list makes provision for various forms of
infrastructure including education, transport and recreation. However, it does
not include site-specific requirements and these are to be provided through the
Deed. The S106 Agreement between the appellants, the district council and the
county council was fully executed on 8 August 2017. I am satisfied that it is fit
for purpose. In order to be taken into account in any grant of planning
permission, the obligations must accord with Regulations 122 and 123 of the
CIL Regulations. It is noted that the S106 Agreement
clause that the obligations are conditional on my finding that they comply with
these aforementioned regulations.
Covenants with the district council
78. The Deed includes covenants that relate to the delivery of the office building.
The reserved matters must be approved and the pre-commencement
conditions discharged before any residential development commences. No
dwelling may be occupied until construction work on the offices has started and
no more than 37 dwellings can be occupied until the office building has been
constructed and occupied. Furthermore, CABI are obliged to use the building as
its international headquarters for a minimum of 20 years or else punitive
penalties would be invoked. It seems to me that these provisions are necessary
in order to ensure that the scheme is delivered as intended. This is important
because the need for the CABI building was an important material
consideration in the determination of whether exceptional circumstances exist
for this major development in the AONB.
79. The mechanism for providing the affordable housing is set out in the second
schedule and the policy support is provided under policy CSH3 of the CS. There
are also alternative mechanisms for viability review put forward by the district
council and the appellant, although the latter does not consider that this is
necessary as a matter of principle. I have carefully considered the justification
for including a review, having regard to the representations from both parties.
There is no dispute that there is a considerable need for affordable housing but
that does not necessarily mean that a review would be appropriate. Although
such a mechanism was included as part of the previously approved scheme
that was for a different type of development and preceded the publication of
the Planning Practice Guidance. It is noted that there is no development plan
policy support for reviewing affordable housing provision on development that
has been permitted.
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80. The Planning Practice Guidance advises that viability assessment in decisiontaking should be based on current costs and values. However, it indicates that
where a scheme requires phased delivery over the medium and longer term,
changes in the value of development and changes in the costs of delivery may
be considered. In this case the value of the development was established very
recently and the evidence before me indicates that delivery would be relatively
quick. Whilst the viability assessment was undertaken in 2015 it was updated
in June 2017. The district council had ample opportunity to challenge it at the
inquiry but did not do so. In the circumstances I have no reason to believe that
the viability assessment is other than reliable and up-to-date.
81. A reduced implementation period was agreed and would be controlled through
planning conditions. The appellants anticipate that the development period
would be around 33 months and made clear that whilst there would be various
trigger points it was not intended to be a phased scheme. The subdivision of
the residential area is necessitated because part of it is currently occupied by
the existing CABI offices. I have already addressed this in concluding that the
submitted phasing plan would serve no purpose, especially as the subdivision is
shown to cut through individual properties and plots. This is not a case where
there are complex issues to resolve or major infrastructure works to complete
before development could get underway and, in the circumstances, the
m unreasonable.
82. The RICS Professional Guidance GN 94/2012 indicates that re-appraisals are
generally suited to phased schemes over the longer term. It also talks about
I do not consider that either provision would apply. There is no reason to
require costs and values to be re-assessed during the lifetime of the
development in this case. Conversely I have no doubt that such a review
mechanism would increase uncertainty and therefore it would increase the risk
that viability would be further undermined. It is clear that the cost included for
the land in the June 2017 viability appraisal is in fact lower than the sum that
the developer has agreed to pay CABI to construct its offices in the purchase
agreement. In other words, the developer already has costs to absorb that are
not taken into account in the viability assessment. In such circumstances, I do
not consider that a review mechanism, whether in the form suggested by the
appellants or the district council would meet the Regulation 122 requirements
and it cannot therefore be taken into account in any grant of planning
permission.
83. In reaching this conclusion I have had regard to the appeal decisions submitted
by both parties in favour of their respective positions. The responses provided
by the parties identify significant differences with the present appeal. The
points that have been made clearly demonstrate that the circumstances are not
readily comparable.
84. Before any dwelling is occupied contributions of £1,219.40 and £15,470 are to
be paid for street nameplates and waste/ recycling respectively. Policy CSI1 of
the CS requires that infrastructure and services will be required to meet the
needs of development. Saved policy D10 of the LP seeks to ensure that new
development makes adequate provision for the management of its waste,
including for recycling. The contributions sought are based on the cost of
provision and are set out in the supplementary planning document: Section
106 Planning Obligations (2016).
https://www.gov.uk/planning-inspectorate

18

Appeal Decision APP/Q3115/W/16/3165351

85. The third schedule makes provision for the establishment and ongoing
operation of a Management Company, which would be responsible for the
maintenance of the SuDS, open spaces and play area of both the office and
residential sites. The membership would include the owners of the office and
the housing sites, the registered provider and the owners or lessees of the
market units. This seems to me a necessary arrangement, which would ensure
that the public areas and surface water drainage facilities remain functionally
effective for the lifetime of the development. The fourth schedule makes
provision for the submission of an ecological management scheme for land to
the west of the appeal site that is within the ownership of CABI. The covenant
includes a requirement to undertake the scheme for a minimum period of 20
years. The development plan includes policies to protect ecological interest and
provide net gains to biodiversity.
Covenants with the county council
86. A contribution of £20,000 is included for improvements to the two bus stops
outside the site. Policy CSM1 in the CS supports measures to encourage the
use of sustainable transport options and encourage modal shift. The
improvements to be made, which I have already considered in paragraph 57
above, would comply with these principles. The sum of money involved relates
to the cost of provision and includes a maintenance period.
87. A contribution of £91,000 is made for bus service improvements. The Local
Transport Plan includes proposals to enhance local bus services. Under the

,
which passes the site, would be increased to three buses per hour, eventually
rising to 4 buses per hour. The contribution is related to the number of
dwellings and the cost of procuring extra vehicles and journeys on a pumppriming basis over a five year period. Contributions are sought from all
developments along the route. It seems to me that this would further
encourage residents and office staff to travel on the bus in accordance with the
objectives of policy CSM1.

88. Obligations are included to cover the monitoring fees of the residential and
office Travel Plans for a period of five years. It is appreciated that in order to
ensure that such plans are effective it is necessary for someone to review
outputs and monitor the progress with achieving objectives. Feedback with the
Travel Plan co-ordinators would also be required. It is not unusual for a county
council to set up a team to undertake these tasks and the contribution would
cover officer time.
89. Administration and monitoring fees are included, which would be payable to
both the district and county councils. Some obligations would be fairly
straightforward and relate to one-off payments. However, there are others that
would be more complicated and involve ongoing work that would go beyond
the normal development management duties that the respective councils would
be expected to undertake. I have had regard to all the evidence, including the
Oxfordshire County Council High Court judgement3 and the submitted appeal
decision relating to land north of 12 Celsea Place, Cholsey. I am satisfied that
in this case there is justification for the two payments.
3

Oxfordshire County Council v Secretary of State for Communities and Local Government
and others [2015] EWHC 186 (Admin).
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90. For all of the above reasons I do not consider that the obligations relating to
the viability review would meet the requirements of Regulation 122 of the CIL
Regulations and they cannot therefore be taken into account in the grant of
planning permission. The other obligations would meet these requirements and
therefore can be taken into account. With regards to Regulation 123, I am
satisfied from the evidence provided that none of the obligations would conflict
with the pooling restrictions.
Overall conclusions
91. I have taken into account all other matters raised but have found nothing to
alter my conclusion that the appeal should succeed.

Christina Downes
INSPECTOR
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PLANS
A
B
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A3 plans booklet

SCHEDULE OF CONDITIONS
1)

Details of the appearance, landscaping, layout, and scale of the office
development, (hereinafter called "the reserved matters") shall be submitted
to and approved in writing by the local planning authority before any
development takes place and the development shall be carried out as
approved.

2)

Application for approval of the reserved matters under condition 1) shall be
made to the local planning authority not later than 18 months from the date
of this permission.

3)

The development hereby permitted shall take place not later than 12 months
from the date of approval of the last of the reserved matters to be approved
or, in the case of approval on different dates, the final approval of the last
such matter to be approved.

4)

The development hereby approved shall be carried out in accordance with
the following submitted plans 2808 P29 REV A, D2315 L.206 REV B, 2808
P12 REV A, 2808 P13 REV A, 2808 P17 REV A, 2808 P23 REV A, 2808 P30
REV A, 2808 P31 REV A, 2808 P10 REV A, 2808.P34_C, 2808.P33_C,
2808.P.05_H, 2808.P.04_H, 2808 44, 2808.P36_B, 2808.P27_B,
2808.P24_B, 2808.P.09_B, 2808.P.08_B, 2808.P.07_B, 2808 42 E, 2808 P06
REV A, 2808 P11 REV A, 2808 P14 REV A, 2808 P15 REV A, 2808 P16 REV A,
2808 P18 REV A, 2808 P19 REV A, 2808 P20 REV A, 2808 P21 REV A, 2808
P22 REV A, 2808 P25 REV A, 2808 P26 REV A, 2808 P28 REV A, 2808 P32
REV A, 2808 P35 REV A, 2808 P37 REV A, 2808 P38 REV A, 2808 P39 REV A,
2808 P41, 2808 P03 REV A, , 2808 P40, except as controlled or modified by
conditions of this permission.

5)

Applications for the approval of the reserved matters for the office
development shall be in accordance with the principles and parameters in
Appendix 1 of the Design and Access Statement (September 2015).

6)

No residential development shall take place until samples of all external
facing materials of the dwellings hereby permitted have been submitted to
and approved in writing by the local planning authority. The relevant works
shall be carried out in accordance with the approved sample details.

7)

No dwelling shall be occupied until the internal road system linking that
dwelling to Nosworthy Way has been constructed to binder or surface course
level in accordance with Drawing No:2808.P.04_H.

8)

No development shall take place, including any works of demolition, until a
Construction Method Statement (CMS) has been submitted to, and approved
in writing by the local planning authority. The CMS shall provide for:

https://www.gov.uk/planning-inspectorate
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i)
ii)
iii)
iv)
v)
vi)

the parking of vehicles of site operatives and visitors;
loading and unloading of plant and materials;
storage of plant and materials used in constructing the development;
wheel washing facilities;
measures to control the emission of dust and dirt during construction;
a scheme for recycling/disposing of waste resulting from demolition and
construction works;

The approved CMS shall be adhered to throughout the construction period
for the development.
9)

The office development shall not be occupied until a Travel Plan relating to
its use has been submitted to and approved in writing by the local planning
authority. The Travel Plan shall include arrangements for its review and a
timetable for implementation. The development shall be carried out in
accordance with the approved details in the Travel Plan.

10)

No dwelling shall be occupied until a Travel Plan relating to the residential
development has been submitted to and approved in writing by the local
planning authority. The Travel Plan shall include the arrangements for its
review and a timetable for implementation. The development shall be carried
out in accordance with the approved details in the Travel Plan.

11)

The residential development shall not be commenced (excluding demolition
of existing buildings) until details of its foul drainage have been submitted to
and approved in writing by the local planning authority. Development shall
be carried out in accordance with the approved details.

12)

The office development shall not be commenced until details of its foul
drainage have been submitted to and approved in writing by the local
planning authority. Development shall be carried out in accordance with the
approved details.

13)

The residential development shall not be commenced (excluding demolition
of existing buildings) until details of its surface water drainage, incorporating
sustainable drainage principles, have been submitted to and approved in
writing by the local planning authority. The scheme shall include details of
how the sustainable drainage system will be maintained for the lifetime of
the development. Development shall be carried out in accordance with the
approved drainage scheme.

14)

The office development shall not be commenced until details of its surface
water drainage, incorporating sustainable drainage principles, have been
submitted to and approved in writing by the local planning authority. The
scheme shall include details of how the sustainable drainage system will be
maintained for the lifetime of the development. Development shall be carried
out in accordance with the approved drainage scheme.

15)

No development (including demolition) shall be commenced until:
a) an archaeological written scheme of investigation relating to that part of
the site that was not included in the Archaeological Desk Based
Assessment (August 2015) by CgMs Consulting has been submitted to
and approved in writing by the local planning authority;
b) a staged programme of archaeological evaluation and mitigation has
been carried out for the whole site in accordance with the approved
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written scheme of investigation and the CgMs assessment referred to in
a) above. The programme of work shall include all processing, research
and analysis necessary to produce an accessible and useable archive and
a full report for publication, which shall be submitted to the local planning
authority.
16)

The residential development shall not be commenced (excluding demolition
of existing buildings) until details of the location of its fire hydrants and a
timetable for their provision have been submitted to and approved in writing
by the local planning authority. The fire hydrants shall be connected to the
mains water supply and development shall be carried out in accordance with
the approved details and timetable.

17)

The office development shall not be commenced until details of the location
of its fire hydrants and a timetable for their provision have been submitted
to and approved in writing by the local planning authority. The fire hydrants
shall be connected to the mains water supply and development shall be
carried out in accordance with the approved details and timetable.

18)

The residential development shall not be commenced until details of the
external lighting of its roadways and public open spaces and a timetable for
its provision have been submitted to and approved in writing by the local
planning authority. Development shall be carried out in accordance with the
approved details and timetable.

19)

The office development shall not be commenced until details of the external
lighting, including security lighting, and a timetable for its provision have
been submitted to and approved in writing by the local planning authority.
Development shall be carried out in accordance with the approved details
and timetable.

20)

The development shall be carried out in accordance with the
recommendations and enhancements contained in chapter 6 (excluding 6.11
relating to offsite enhancement measures) of the Ecological Appraisal by
Aspect Ecology (October 2015).

21)

The residential development shall not be commenced until a scheme for its
landscaping has been submitted to and approved in writing by the local
planning authority. The scheme shall include a timetable for implementation
and a schedule for future maintenance. Development shall be carried out in
accordance with the approved scheme. Any trees or plants which within a
period of 5 years from the completion of the residential development die, are
removed or become seriously damaged or diseased shall be replaced in the
next planting season with others of similar size and species.

22)

The residential development shall not be commenced until a detailed layout
of the play area, a timetable for provision and the provisions for its future
maintenance have been submitted to and approved in writing by the local
planning authority. Development shall be carried out in accordance with the
approved details and timetable.

23)

No development shall be carried out until an Arboricultural Method
Statement (AMS) has been submitted to and approved in writing by the local
planning authority. The AMS shall include details of how the retained trees
and hedgerows will be protected whilst existing buildings and structures are
demolished and whilst the new development is undertaken. The provisions of
the approved AMS shall be adhered to throughout the construction period.
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24)

The residential development shall not commence until a preliminary risk
assessment has been submitted to and approved in writing by the local
planning authority, which shall identify:
all previous uses
potential contaminants associated with those uses
a conceptual model of the site indicating sources, pathways and receptors
potentially unacceptable risks arising from contamination at the site.

25)

Where the preliminary risk assessment in condition 24) identifies the
potential presence of contamination, a site investigation scheme and
remediation strategy shall be submitted to and approved in writing by the
local planning authority. The scheme shall provide for a detailed assessment
of the risk to all receptors that may be affected, including those off-site. The
site investigation scheme and remediation strategy shall be implemented as
approved.

26)

No dwelling shall be occupied until a verification report demonstrating
completion of works set out in the approved remediation strategy and its
effectiveness has be submitted to and approved in writing by the local
planning authority. The report shall include results of sampling and
monitoring carried out to demonstrate that the site remediation criteria have
been met. It shall also include a plan for longer-term monitoring of pollutant
linkages, maintenance and arrangements for contingency action, as
identified in the verification report. This plan shall be implemented as
approved.

27)

If, during the course of the residential development, contamination not
previously identified is found to be present at the site then no further
development shall be carried out until a remediation strategy has been
submitted to and approved in writing by the local planning authority detailing
how this unsuspected contamination shall be dealt with. The approved
remediation strategy shall be implemented as approved.

28)

The office development shall not commence until a preliminary risk
assessment has been submitted to and approved in writing by the local
planning authority. This shall identify:
all previous uses
potential contaminants associated with those uses
a conceptual model of the site indicating sources, pathways and receptors
potentially unacceptable risks arising from contamination at the site.

29)

Where the preliminary risk assessment in condition 28) identifies the
potential presence of contamination, a site investigation scheme and
remediation strategy shall be submitted to and approved in writing by the
local planning authority. The scheme shall provide for a detailed assessment
of the risk to all receptors that may be affected, including those off-site. The
site investigation scheme and remediation strategy shall be implemented as
approved.

30)

The offices shall not be occupied until a verification report demonstrating
completion of works set out in the approved remediation strategy and its
effectiveness has be submitted to and approved in writing by the local
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planning authority. The report shall include results of sampling and
monitoring carried out to demonstrate that the site remediation criteria have
been met. It shall also include a plan for longer-term monitoring of pollutant
linkages, maintenance and arrangements for contingency action, as
identified in the verification report. This plan shall be implemented as
approved.
31)

If, during the course of the office development, contamination not previously
identified is found to be present at the site then no further development shall
be carried out until a remediation strategy has been submitted to and
approved in writing by the local planning authority detailing how this
unsuspected contamination shall be dealt with. The approved remediation
strategy shall be implemented as approved.

End of conditions 1-31
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ECONOMICS BENEFITS SPREADSHEET FOR 9 DWELLINGS, BROADWAY, WYCHAVON
Homes
Development costs - estimated
Development cost per dwelling
Average turnover per
construction worker in the West
Midlands
Construction job years
Construction period in years
Direct jobs (based on turnover)
Direct jobs (based on HBF)
Indirect and induced jobs (based
on HBF)
Indirect and induced jobs (based
on Scottish Government)
Indirect and induced jobs (based
on CBI)
Total jobs

9
£1,004,125
£111,569

£108,946
9
1
9
11 to 14

11

22 to 27

22

12 to 15

12

20 to 25

20

23 to 41

23

GVA per construction employee
in West Midlands
GVA per total employee in the
West Midlands
Total GVA

£40,107
£2.6M to £4.2M

Average weekly household
expenditure in West Midlands
Vacancy rate in Wychavon
Households arising
Annual household expenditure

£500
1.03
9
£240,356.45

£75,304

3

Greystoke Land
The Broadway Neighbourhood Plan 2006-2030
Comments on the Regulation 16 Submission Version of the Neighbourhood Plan
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Introduction
Pegasus Group have been commissioned by Greystoke Land Ltd

scheme in relation to impacts to the historic environment,

to prepare a Heritage Statement to consider the proposed

following paragraphs 193 to 197 of the NPPF, any harm to the

residential development of land off Morris Road, Broadway,

historic environment resulting from the proposed development

Worcestershire, as shown on the Site Location Plan provided at

is also described, including impacts to significance through

Plate 1.

changes to setting.

Ridge and furrow earthworks have been recorded within the site,

As required by paragraph 189 of the NPPF, the detail and

but otherwise it contains no known heritage assets. The site is

assessment in this Report is considered to be “proportionate to

located outside the Broadway Conservation Area, with the

the asset’s importance”. 3

southern boundary of the site being contiguous with the
northern boundary of the Conservation Area. It is also located
in the vicinity of several Listed buildings which are principally
arranged along the High Street to the south.
This Heritage Statement provides information with regards to
the significance of the historic environment to fulfil the
requirement given in paragraph 189 of the Government’s
National Planning Policy Framework (the NPPF 1) which requires:
“an applicant to describe the significance of any
heritage assets affected, including any contribution
made by their setting.” 2
In order to inform an assessment of the acceptability of the

1
Ministry of Housing, Communities and Local Government (MHCLG), National
Planning Policy Framework (NPPF) (London, February 2019).

P20-3223 │ JT │ March 2021

Plate 1: Site Location Plan.
2

MHCLG, NPPF, paragraph 189.

3

MHCLG, NPPF, paragraph 189.
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1

Site Description and Planning History
The site is located between Morris Road/Meadow Orchard and
Back Lane. It comprises a parcel of pasture, totalling 0.97ha. A
public footpath forms the western boundary of the site while
another footpath runs parallel with the southern boundary but

The boundary of the site is characterised by dry stone walls on
its northern, southern and western sides, while the eastern
boundary has a mixed character of masonry walling, timber
fencing, metal railings and hedgerows.

ultimately lies outside the site.

Plate 2: North-facing view along the public footpath that forms the western boundary of the site.
The site is partially visible centre and right of frame.
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2

Plate 3: North-east-facing view across the site.
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3

Site Development
The First Edition (1884) Ordnance Survey map illustrates the
site as an undeveloped area of land to the rear of the High
Street. At that time, the site appears to have been characterised
by orchard planting and a footpath already ran along its western
boundary. A building, probably a dwelling (and labelled ‘Top
Cottage’ on later mapping), is recorded immediately north-west
of the site. St Saviour’s, a Catholic chapel and monastery, is
clearly labelled to the north-east and its associated grounds
appear to have extended west, close to the north-east corner of
the site, and possibly further west to the north of the site.
The Second Edition (1903) illustrates no change within the site.
In the immediate vicinity, the adjoining land to the west had
been cleared of trees. There had been no notable changes within
the wider vicinity.

Plate 4: First Edition (1884) Ordnance Survey map.
The site location is outlined in red. Source: Promap.
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4

The 1924 Ordnance Survey records no change within the site.
Orchard planting appears to have been reinstated on the
adjoining land to the west, but otherwise there had been no
recorded changes of note.

Plate 5: Second Edition (1903) Ordnance Survey map.

Plate 6: 1924 Ordnance Survey map.

Source: National Library of Scotland.

Source: National Library of Scotland.
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5

An aerial photograph taken in 1945 illustrates the position of the

The 1974–77 Ordnance Survey map records the site as open

site between the settlement core of Broadway and its

land. New dwellings had been built against the eastern and

agricultural hinterland to the north and appears to show that the

western boundaries of the site, with additional residential

site had been cleared of trees.

development further to the east. A car park and furniture works
are also recorded to the west.

Plate 7: 1945 aerial photograph of Broadway.

Plate 8: 1974–77 Ordnance Survey map.

Source: Google Earth Pro.

Source: Promap.
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6

Satellite imagery from 1999 shows that modern residential

By 2005, the land to the west of the site had been largely cleared

development had taken place to the north, east and west, and

of trees and vegetation. Since this satellite image was taken,

a new dwelling had also been erected against the south-west

the character and appearance of the site appears to have

corner of the site.

changed little, and there have been few changes in the
immediate vicinity.

Plate 9: 1999 satellite image of the site.

Plate 10: 2015 satellite image of the site.

Source: Google Earth Pro.

Source: Google Earth Pro.
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Planning History
No planning history for the site was identified within recent
planning history records held online by Wychavon District
Council.
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Proposed Development
This Heritage Statement accompanies an outline application
with

all

matters

of

detail

reserved

for

the

residential

development of up to 9no. dwellings with associated access and

boundary of the site, the creation of an attenuation
swale feature along the western boundary, and
adjoining orchard planting.

internal roads, footpaths, parking, landscaping, public open
space, pedestrian access to adjoining orchard land, pumping
station and other associated works and infrastructure.
The proposed layout is illustrated on the Indicative Site Layout
which is included in the application package and reproduced at
Plate 11. The following assessments are based on the premise
that the scale, design, and external finishes of the new dwellings
will be appropriate to the local area.
The full schedule of works is as follows:
•

The erection of 9no. dwellings with associated garage
buildings;

•

The creation of access to the new dwellings via a
driveway off Morris Road, making use of the existing
gateway entrance in the northern boundary of the
site;

•

Other associated hard landscaping, including the
laying of feature walling, parking spaces, and
pathways;

•

The retention of existing stone boundary walling;

•

Associated soft landscaping, including augmented
tree and vegetation planting within and around the

P20-3223 │ JT │ March 2021
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Methodology
The aims of this Heritage Statement are to assess the

Heritage assets in the wider area were assessed as deemed

significance of the heritage resource within the site, to assess

appropriate (see Section 7).

any contribution that the site makes to the heritage significance
of the surrounding heritage assets, and to identify any harm or
benefit to them which may result from the implementation of
the development proposals, along with the level of any harm
caused, if relevant. This assessment considers built heritage.

A site visit was undertaken by a Heritage Consultant from
Pegasus Group on 22nd January 2021, during which the site and
its surrounds were assessed. Selected heritage assets were
assessed from publicly accessible areas.

Sources
The following key sources have been consulted as part of this
assessment:

The visibility on this day was clear. Surrounding vegetation was
not fully in leaf at the time of the site visit and thus a clear
indication as to potential intervisibility between the site and the

•

The National Heritage List for England for information
on designated heritage assets;

•

The Worcestershire Historic Environment Record
(HER), accessed via Heritage Gateway, for
information on the recorded heritage resource and
previous archaeological works;

•

The Broadway Conservation Area Appraisal
prepared by Wychavon District Council;

•

Historic maps, aerial photographs and satellite
imagery available online; and

•

W. Page and J. W. Willis-Bund (eds.), A History of the
County of Worcester: Volume 4 (London, 1924), pp.
33-43.
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as

surrounding areas could be established.
Assessment of significance
In the NPPF, heritage significance is defined as:
“The value of a heritage asset to this and future
generations because of its heritage interest. That
interest may be archaeological, architectural, artistic
or historic. Significance derives not only from a
heritage asset’s physical presence, but also from its
setting. For World Heritage Sites, the cultural value
described
within
each
site’s
Statement of
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Outstanding Universal Value forms part of its
significance.” 4

human activity worthy of expert investigation at
some point.”

Historic England’s Managing Significance in Decision-Taking in

•

Architectural and artistic interest: “These are
interests in the design and general aesthetics of a
place. They can arise from conscious design or
fortuitously from the way the heritage asset has
evolved. More specifically, architectural interest is an
interest in the art or science of the design,
construction, craftsmanship and decoration of
buildings and structures of all types. Artistic interest
is an interest in other human creative skills, like
sculpture.”

•

Historic interest: “An interest in past lives and
events (including pre-historic). Heritage assets can
illustrate or be associated with them. Heritage assets
with historic interest not only provide a material
record of our nation’s history, but can also provide
meaning for communities derived from their
collective experience of a place and can symbolise
wider values such as faith and cultural identity.” 9

the Historic Environment: Historic Environment Good Practice
Advice in Planning: 2 5 (hereafter GPA 2) gives advice on the
assessment of significance as part of the application process. It
advises

understanding

the

nature,

extent,

and

level

of

significance of a heritage asset.
In order to do this, GPA 2 also advocates considering the four
types of heritage value an asset may hold, as identified in
English Heritage’s Conservation

Principles. 6

These essentially

cover the heritage ‘interests’ given in the glossary of the
NPPF 7and the online Planning Practice Guidance on the Historic
Environment 8 (hereafter ‘PPG’) which are archaeological,
architectural and artistic and historic.

Significance results from a combination of any, some or all of

The PPG provides further information on the interests it

the interests described above.

identifies:
•

4

The most-recently issued guidance on assessing heritage

Archaeological interest: “As defined in the
Glossary to the National Planning Policy Framework,
there will be archaeological interest in a heritage
asset if it holds, or potentially holds, evidence of past

MHCLG, NPPF, p. 71.

English Heritage, Conservation Principles: Policies and Guidance for the
Sustainable Management of the Historic Environment (London, April 2008). These
heritage values are identified as being ‘aesthetic’, ‘communal’, ‘historical’ and
‘evidential’, see idem pp. 28–32.
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Historic

England’s

Statements

of

Heritage

Significance: Analysing Significance in Heritage Assets, Historic
7

5
Historic England, Managing Significance in Decision-Taking in the Historic
Environment: Historic Environment Good Practice Advice in Planning: 2 (2nd
edition, Swindon, July 2015).
6

significance,

MHCLG, NPPF, p. 71.

8
Ministry of Housing Communities and Local Government (MHCLG), Planning
Practice Guidance: Historic Environment (PPG) (revised edition, 23rd July 2019),
https://www.gov.uk/guidance/conserving-and-enhancing-the-historicenvironment.
9

MHCLG, PPG, paragraph 006, reference ID: 18a-006-20190723.
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England Advice Note 12, 10 advises using the terminology of the

How setting might contribute to these values has been assessed

NPPF and PPG, and thus it is that terminology which is used in

within this Report with reference to The Setting of Heritage

this Report.

Assets: Historic Environment Good Practice Advice in Planning

Listed

Buildings

and

Conservation

Areas

are

Note 3 13 (henceforth referred to as ‘GPA 3’), particularly the

generally

checklist given on page 11. This advocates the clear articulation

designated for their special architectural and historic interest.
Scheduling

is

predominantly,

although

not

of “what matters and why”. 14

exclusively,

In GPA 3, a stepped approach is recommended, of which Step 1

associated with archaeological interest.

is to identify which heritage assets and their settings are

Setting and significance

affected. Step 2 is to assess whether, how and to what degree

As defined in the NPPF:

settings make a contribution to the significance of the heritage
asset(s) or allow significance to be appreciated. The guidance

“Significance derives not only from a heritage asset’s
physical presence, but also from its setting.” 11

includes a (non-exhaustive) checklist of elements of the physical
surroundings of an asset that might be considered when

Setting is defined as:

undertaking the assessment including, among other things:

“The surroundings in which a heritage asset is
experienced. Its extent is not fixed and may change
as the asset and its surroundings evolve. Elements of
a setting may make a positive or negative
contribution to the significance of an asset, may
affect the ability to appreciate that significance or
may be neutral.” 12

topography, other heritage assets, green space, functional
relationships and degree of change over time. It also lists
aspects associated with the experience of the asset which might
be considered, including: views, intentional intervisibility,
tranquillity, sense of enclosure, accessibility, rarity and land use.

Therefore, setting can contribute to, affect an appreciation of

Step 3 is to assess the effect of the proposed development on

significance, or be neutral with regards to heritage values.

the significance of the asset(s). Step 4 is to explore ways to

Assessing change through alteration to setting

Historic England, Statements of Heritage Significance: Analysing Significance
in Heritage Assets, Historic England Advice Note 12 (Swindon, October 2019).
10

11

MHCLG, NPPF, p. 71.

12

MHCLG, NPPF, p. 71.
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maximise enhancement and minimise harm. Step 5 is to make

Historic England, The Setting of Heritage Assets: Historic Environment Good
Practice Advice in Planning Note 3 (2nd edition, Swindon, December 2017).
13

14
Historic England, The Setting of Heritage Assets: Historic Environment Good
Practice Advice in Planning Note 3 (2nd edition, Swindon, December 2017), p. 8.
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and document the decision and monitor outcomes.
A Court of Appeal judgement has confirmed that whilst issues of
visibility are important when assessing setting, visibility does

Levels of significance

not necessarily confer a contribution to significance and also that

Descriptions of significance will naturally anticipate the ways in

factors other than visibility should also be considered, with

which impacts will be considered. Hence descriptions of the

Lindblom LJ stating at paragraphs 25 and 26 of the judgement

significance of Conservation Areas will make reference to their

(referring to an earlier Court of Appeal judgement)

15:

Paragraph 25 – “But – again in the particular context
of visual effects – I said that if “a proposed
development is to affect the setting of a listed
building there must be a distinct visual relationship
of some kind between the two – a visual relationship
which is more than remote or ephemeral, and which
in some way bears on one’s experience of the listed
building in its surrounding landscape or townscape”
(paragraph 56)”.
Paragraph 26 – “This does not mean, however, that
factors other than the visual and physical must be
ignored when a decision-maker is considering the
extent of a listed building’s setting. Generally, of
course, the decision-maker will be concentrating on
visual and physical considerations, as in Williams
(see also, for example, the first instance judgment in
R. (on the application of Miller) v North Yorkshire
County Council [2009] EWHC 2172 (Admin), at
paragraph 89). But it is clear from the relevant
national policy and guidance to which I have referred,
in particular the guidance in paragraph 18a-01320140306 of the PPG, that the Government
recognizes the potential relevance of other
considerations – economic, social and historical.
These other considerations may include, for example,
“the historic relationship between places”. Historic
15

England’s advice in GPA3 was broadly to the same
effect.”

special interest and character and appearance, and the
significance of Listed Buildings will be discussed with reference
to the building, its setting and any features of special
architectural or historic interest which it possesses.
In accordance with the levels of significance articulated in the
NPPF and the PPG, three levels of significance are identified:
•

Designated heritage assets of the highest
significance, as identified in paragraph 194 of the
NPPF, comprising Grade I and II* Listed buildings,
Grade I and II* Registered Parks and Gardens,
Scheduled Monuments, Protected Wreck Sites, World
Heritage Sites and Registered Battlefields (and also
including some Conservation Areas) and nondesignated heritage assets of archaeological interest
which are demonstrably of equivalent significance to
Scheduled Monuments, as identified in footnote 63 of
the NPPF;

•

Designated heritage assets of less than the
highest significance, as identified in paragraph 194
of the NPPF, comprising Grade II Listed buildings and
Grade II Registered Parks and Gardens (and also
some Conservation Areas); and

Catesby Estates Ltd. V. Steer [2018] EWCA Civ 1697, para. 25 and 26.
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•

Non-designated heritage assets. Non-designated
heritage assets are defined within the PPG as
“buildings, monuments, sites, places, areas or
landscapes identified by plan-making bodies as
having
a
degree
of
significance
meriting
consideration in planning decisions, but which do not
meet the criteria for designated heritage assets”. 16

than that defined above.
With regards to these two categories, the PPG states:
“Within each category of harm (which category
applies should be explicitly identified), the extent of
the harm may vary and should be clearly
articulated.” 18

Additionally, it is of course possible that sites, buildings or areas

Hence, for example, harm that is less than substantial would be

have no heritage significance.

further described with reference to where it lies on that

Assessment of harm

spectrum or scale of harm, for example low end, middle of the

Assessment of any harm will be articulated in terms of the policy

spectrum and upper end of the less than substantial harm scale.

and law that the proposed development will be assessed against,

With regards to non-designated heritage assets, there is no

such as whether a proposed development preserves or enhances

basis in policy for describing harm to them as substantial or less

the character or appearance of a Conservation Area, and

than substantial, rather the NPPF requires that the scale of any

articulating the scale of any harm in order to inform a balanced

harm or loss is articulated. As such, harm to such assets is

judgement/weighing exercise as required by the NPPF.
In order to relate to key policy, the following levels of harm may

levels such as negligible, minor, moderate and major harm

potentially be identified for designated heritage assets:

identified.

•

•

16

articulated as a level of harm to their overall significance, with

Substantial harm or total loss. It has been
clarified in a High Court Judgement of 2013 that this
would be harm that would ”have such a serious
impact on the significance of the asset that its
significance was either vitiated altogether or very
much reduced”; 17 and

It is also possible that development proposals will cause no
harm or preserve the significance of heritage assets. A High
Court Judgement of 2014 is relevant to this. This concluded that
with regard to preserving the setting of a Listed building or
preserving the character and appearance of a Conservation

Less than substantial harm. Harm of a lesser level

MHCLG, PPG, paragraph 039, reference ID: 18a-039-20190723.

18

MHCLG, PPG, paragraph 018, reference ID: 18a-018-20190723.

Bedford Borough Council v Secretary of State for Communities and Local
Government [2013] EWHC 2847 (Admin), para. 25.
17
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Area, ‘preserving’ means doing ‘no harm’. 19

With regards to changes in setting, GPA 3 states that:

Preservation does not mean no change; it specifically means no

“Conserving or enhancing heritage assets by taking
their settings into account need not prevent
change”. 22

harm. GPA 2 states that “Change to heritage assets is inevitable
but it is only harmful when significance is damaged”. 20 Thus,

Additionally, it is also important to note that, as clarified in the

change is accepted in Historic England’s guidance as part of the

Court of Appeal, whilst the statutory duty requires that special

evolution of the landscape and environment. It is whether such

regard should be paid to the desirability of not harming the

change is neutral, harmful or beneficial to the significance of an

setting of a Listed Building, that cannot mean that any harm,

asset that matters.

however minor, would necessarily require Planning Permission

As part of this, setting may be a key consideration. For an

to be refused. 23

evaluation of any harm to significance through changes to
setting, this assessment follows the methodology given in GPA

Benefits

3, described above. Again, fundamental to the methodology set

Proposed development may also result in benefits to heritage

out in this document is stating “what matters and why”. Of

assets, and these are articulated in terms of how they enhance

particular relevance is the checklist given on page 13 of GPA 3.

the heritage values and hence the significance of the assets

It should be noted that this key document also states that:

concerned.

“Setting is not itself a heritage asset, nor a heritage
designation…” 21
Hence any impacts are described in terms of how they affect the
significance of a heritage asset, and heritage values that
contribute to this significance, through changes to setting.

19
R (Forge Field Society) v Sevenoaks District Council [2014] EWHC 1895
(Admin).
20

Historic England, GPA 2, p. 9.
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Historic England, GPA 3, p. 4.

22

Historic England, GPA 3., p. 8.

23

Palmer v Herefordshire Council & Anor [2016] EWCA Civ 1061.

LAND OFF MORRIS ROAD, BROADWAY, WORCESTERSHIRE

15

Planning Policy Framework
This section of the Report sets out the legislation and planning

Barnwell Manor case, Sullivan LJ held that:

policy considerations and guidance contained within both

“Parliament in enacting section 66(1) did intend that
the desirability of preserving the settings of listed
buildings should not simply be given careful
consideration by the decision-maker for the purpose
of deciding whether there would be some harm, but
should be given “considerable importance and
weight” when the decision-maker carries out the
balancing exercise.” 26

national and local planning guidance which specifically relate to
the site, with a focus on those policies relating to the protection
of the historic environment.
Legislation
Legislation relating to the built historic environment is primarily

A judgement in the Court of Appeal (‘Mordue’) has clarified that,

set out within the Planning (Listed Buildings and Conservation

with regards to the setting of Listed Buildings, where the

Areas) Act 1990, 24 which provides statutory protection for Listed

principles of the NPPF are applied (in particular paragraph 134

Buildings and Conservation Areas.

of the 2012 draft of the NPPF, the requirements of which are

Section 66(1) of the Planning (Listed Buildings and Conservation

now given in paragraph 196 of the revised NPPF, see below),

Areas) Act 1990 states that:

this is in keeping with the requirements of the 1990 Act. 27

“In considering whether to grant planning permission
[or permission in principle] for development which
affects a listed building or its setting, the local
planning authority or, as the case may be, the
Secretary of State, shall have special regard to the
desirability of preserving the building or its setting or
any features of special architectural or historic
interest which it possesses.” 25

With regards to development within Conservation Areas, Section
72(1) of the Planning (Listed Buildings and Conservation Areas)
Act 1990 states:
“In the exercise, with respect to any buildings or
other land in a conservation area, of any powers
under any of the provisions mentioned in subsection
(2), special attention shall be paid to the desirability

In the 2014 Court of Appeal judgement in relation to the

24
UK Public General Acts, Planning (Listed Buildings and Conservation Areas) Act
1990.
25

Planning (Listed Buildings and Conservation Areas) Act 1990, Section 66(1).
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Barnwell Manor Wind Energy Ltd v (1) East Northamptonshire DC & Others
[2014] EWCA Civ 137. para. 24.
27

Jones v Mordue [2015] EWCA Civ 1243.
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of preserving or enhancing
appearance of that area.”

the

character

or

policies articulate the Government’s vision of sustainable
development, which should be interpreted and applied locally to

Unlike Section 66(1), Section 72(1) of the Act does not make

meet local aspirations. The NPPF continues to recognise that the

reference to the setting of a Conservation Area. This makes it

planning system is plan-led and that therefore Local Plans,

plain that it is the character and appearance of the designated

incorporating Neighbourhood Plans, where relevant, are the

Conservation Area that is the focus of special attention.

starting point for the determination of any planning application,

In addition to the statutory obligations set out within the

including those which relate to the historic environment.

Planning (Listed Buildings and Conservations Area) Act 1990,

The overarching policy change applicable to the proposed

Section 38(6) of the Planning and Compulsory Purchase Act

development is the presumption in favour of sustainable

2004 requires that all planning applications, including those for

development.

Listed Building Consent, are determined in accordance with the

development (the ‘presumption’) sets out the tone of the

Development Plan unless material considerations indicate

Government’s overall stance and operates with and through the

otherwise. 28

other policies of the NPPF. Its purpose is to send a strong signal

This

presumption

in

favour

of sustainable

to all those involved in the planning process about the need to

National Planning Policy Guidance

plan positively for appropriate new development; so that both

The National Planning Policy Framework (February 2019)

plan-making and development management are proactive and

National policy and guidance is set out in the Government’s

driven by a search for opportunities to deliver sustainable

National

in

development, rather than barriers. Conserving historic assets in

February 2019. This replaced and updated the previous NPPF

a manner appropriate to their significance forms part of this

2018 which in turn had amended and superseded the 2012

drive towards sustainable development.

version. The NPPF needs to be read as a whole and is intended

The purpose of the planning system is to contribute to the

to promote the concept of delivering sustainable development.

achievement of sustainable development and the NPPF sets out

The NPPF sets out the Government’s economic, environmental

three ‘objectives’ to facilitate sustainable development: an

and social planning policies for England. Taken together, these

economic objective, a social objective, and an environmental

Planning

Policy Framework (NPPF) published

28
UK Public General Acts, Planning and Compulsory Purchase Act 2004, Section
38(6).
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objective. The presumption is key to delivering these objectives,
by creating a positive pro-development framework which is
underpinned by the wider economic, environmental and social

For decision-taking this means:
a.

approving development proposals that
accord with an up-to-date development plan
without delay; or

b.

where there are no relevant development
plan policies, or the policies which are most
important for determining the application are
out-of-date, granting permission unless:

provisions of the NPPF. The presumption is set out in full at
paragraph 11 of the NPPF and reads as follows:
“Plans and decisions should apply a presumption in
favour of sustainable development.
For plan-making this means that:
a.

plans should positively seek opportunities to
meet the development needs of their area,
and be sufficiently flexible to adapt to rapid
change;

b.

strategic policies should, as a minimum,
provide for objectively assessed needs for
housing and other uses, as well as any needs
that cannot be met within neighbouring
areas, unless:
i.

ii.

29

the application of policies in this
Framework that protect areas or
assets of particular importance
provides a strong reason for
restricting the overall scale, type or
distribution of development in the
plan area; or
any adverse impacts of doing so
would significantly and demonstrably
outweigh
the
benefits,
when
assessed against the policies in this
Framework taken as a whole.

i.

the application policies in this
Framework that protect areas or
assets of particular importance
provides a clear reason for refusing
the development proposed; or

ii.

any adverse impacts of doing so
would significantly and demonstrably
outweigh
the
benefits,
when
assessed against the policies in this
Framework taken as a whole.” 29

However, it is important to note that footnote 6 of the NPPF
applies in relation to the final bullet of paragraph 11. This
provides a context for paragraph 11 and reads as follows:
“The policies referred to are those in this Framework
(rather than those in development plans) relating to:
habitats sites (and those sites listed in paragraph
176) and/or designated as Sites of Special Scientific
Interest; land designated as Green Belt, Local Green
Space, an Area of Outstanding Natural Beauty, a
National Park (or within the Broads Authority) or
defined as Heritage Coast; irreplaceable habitats;
designated heritage assets (and other heritage
assets of archaeological interest referred to in

MHCLG, NPPF, para. 11.
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footnote 63); and areas at risk of flooding or coastal
change.” 30 (our emphasis)

described
within
each
site’s
Statement of
Outstanding Universal Value forms part of its
significance.” 33

The NPPF continues to recognise that the planning system is
plan-led

and

that

therefore,

Local

Plans,

Section 16 of the NPPF relates to ‘Conserving and enhancing the

incorporating

historic environment’ and states at paragraph 190 that:

Neighbourhood Plans, where relevant, are the starting point for
the determination of any planning application.

“Local planning authorities should identify and assess
the particular significance of any heritage asset that
may be affected by a proposal (including by
development affecting the setting of a heritage
asset) taking account of the available evidence and
any necessary expertise. They should take this into
account when considering the impact of a proposal
on a heritage asset, to avoid or minimise any conflict
between the heritage asset’s conservation and any
aspect of the proposal.” 34

Heritage Assets are defined in the NPPF as:
“A building, monument, site, place, area or landscape
identified as having a degree of significance meriting
consideration in planning decisions, because of its
heritage interest. It includes designated heritage
assets and assets identified by the local planning
authority (including local listing).” 31

Paragraph 192 goes on to state that:

The NPPF goes on to define a Designated Heritage Asset as a:

“In determining planning applications, local planning
authorities should take account of:

“World Heritage Site, Scheduled Monument, Listed
Building, Protected Wreck Site, Registered Park and
Garden, Registered Battlefield or Conservation Area
designated under relevant legislation.” 32 (our
emphasis)

a.

the desirability of sustaining and enhancing
the significance of heritage assets and
putting them to viable uses consistent with
their conservation;

b.

the positive contribution that conservation of
heritage assets can make to sustainable
communities
including
their
economic
vitality; and

As set out above, significance is also defined as:
“The value of a heritage asset to this and future
generations because of its heritage interest. The
interest may be archaeological, architectural, artistic
or historic. Significance derives not only from a
heritage asset’s physical presence, but also from its
setting. For World Heritage Sites, the cultural value
30

MHCLG, NPPF, para. 11, fn. 6.

33

MHCLG, NPPF, p. 71.

31

MHCLG, NPPF, p. 67.

34

MHCLG, NPPF, para. 190.

32

MHCLG, NPPF, p. 66.
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c.

the desirability of new development making
a positive contribution to local character and
distinctiveness.” 35

highest significance, also includes footnote 63 of the NPPF,
which

non-designated

heritage

assets

of

significance to Scheduled Monuments should be considered

heritage asset, paragraphs 193 and 194 are relevant and read

subject to the policies for designated heritage assets.

as follows:

In the context of the above, it should be noted that paragraph

“When considering the impact of a proposed
development on the significance of a designated
heritage asset, great weight should be given to the
asset’s conservation (and the more important the
asset, the greater the weight should be). This is
irrespective of whether any potential harm amounts
to substantial harm, total loss or less than substantial
harm to its significance.” 36

195 reads as follows:
“Where a proposed development will lead to
substantial harm to (or total loss of significance of) a
designated heritage asset, local planning authorities
should refuse consent, unless it can be demonstrated
that the substantial harm or total loss is necessary to
achieve substantial public benefits that outweigh that
harm or loss, or all of the following apply:

“Any harm to, or loss of, the significance of a
designated heritage asset (from its alteration or
destruction, or from development within its setting),
should require clear and convincing justification.
Substantial harm to or loss of:

b.

that

archaeological interest which are demonstrably of equivalent

With regard to the impact of proposals on the significance of a

a.

states

grade II listed buildings, or grade II
registered parks or gardens, should be
exceptional;
assets of the highest significance, notably
scheduled monuments, protected wreck
sites, registered battlefields, grade I and II*
listed buildings, grade I and II* registered
parks and gardens, and World Heritage Sites,
should be wholly exceptional.” 37

a.

the nature of the heritage asset prevents all
reasonable uses of the site; and

b.

no viable use of the heritage asset itself can be
found in the medium term through appropriate
marketing that will enable its conservation; and

c.

conservation by grant-funding or some form of
not for profit, charitable or public ownership is
demonstrably not possible; and

d.

the harm or loss is outweighed by the benefit of
bringing the site back into use.” 38

Paragraph 196 goes on to state:

Section b) of paragraph 194, which describes assets of the
35

MHCLG, NPPF, para. 192.

37

MHCLG, NPPF, para. 194.

36

MHCLG, NPPF, para. 193.

38

MHCLG, NPPF, para. 195.
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“Where a development proposal will lead to less than
substantial harm to the significance of a designated
heritage asset, this harm should be weighed against
the public benefits of the proposal including, where
appropriate, securing its optimum viable use.” 39

Area or World Heritage Site as a whole.” 42 (our
emphasis)
With regards to non-designated heritage assets, paragraph 197
of NPPF states that:

The NPPF also provides specific guidance in relation to

“The effect of an application on the significance of a
non-designated heritage asset should be taken into
account in determining the application. In weighing
applications that directly or indirectly affect nondesignated heritage assets, a balanced judgement
will be required having regard to the scale of any
harm or loss and the significance of the heritage
asset.” 43

development within Conservation Areas, stating at paragraph
200 that:
“Local planning authorities should look for
opportunities
for
new
development
within
Conservation Areas and World Heritage Sites, and
within the setting of heritage assets, to enhance or
better reveal their significance. Proposals that
preserve those elements of the setting that make a
positive contribution to the asset (or which better
reveal
its
significance)
should
be
treated
favourably.” 40

Overall, the NPPF confirms that the primary objective of
development

management

to

foster

the

delivery

of

sustainable development, not to hinder or prevent it. Local
Planning

Paragraph 201 goes on to recognise that “not all elements of a

Authorities

should

approach

development

management decisions positively, looking for solutions rather

World Heritage Site or Conservation Area will necessarily

than problems so that applications can be approved wherever it

contribute to its significance” 41 and with regard to the potential

is practical to do so. Additionally, securing the optimum viable

harm from a proposed development states:

use of sites and achieving public benefits are also key material
considerations for application proposals.

“Loss of a building (or other element) which makes a
positive contribution to the significance of the
Conservation Area or World Heritage Site should be
treated either as substantial harm under paragraph
195 or less than substantial harm under paragraph
196, as appropriate, taking into account the relative
significance of the element affected and its
contribution to the significance of the Conservation
39

MHCLG, NPPF, para. 196.

42

Ibid.

40

MHCLG, NPPF, para. 200.

43

MHCLG, NPPF, para. 197.

41

MHCLG, NPPF, para. 201.
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National Planning Practice Guidance

It goes on to state:

The then Department for Communities and Local Government
(now

the

Ministry

for

Housing,

Communities

and

“In general terms, substantial harm is a high test, so
it may not arise in many cases. For example, in
determining whether works to a listed building
constitute
substantial
harm,
an
important
consideration would be whether the adverse impact
seriously affects a key element of its special
architectural or historic interest. It is the degree of
harm to the asset’s significance rather than the scale
of the development that is to be assessed. The harm
may arise from works to the asset or from
development within its setting.

Local

Government (MHCLG)) launched the planning practice guidance
web-based

resource

in March

2014, accompanied

by a

ministerial statement which confirmed that a number of
previous planning practice guidance documents were cancelled.
This also introduced the national Planning Practice Guidance
(PPG) which comprised a full and consolidated review of

While the impact of total destruction is obvious,
partial destruction is likely to have a considerable
impact but, depending on the circumstances, it may
still be less than substantial harm or conceivably not
harmful at all, for example, when removing later
inappropriate additions to historic buildings which
harm their significance. Similarly, works that are
moderate or minor in scale are likely to cause less
than substantial harm or no harm at all. However,
even minor works have the potential to cause
substantial harm.” 45 (our emphasis)

planning practice guidance documents to be read alongside the
NPPF.
The PPG has a discrete section on the subject of the Historic
Environment,

which

confirms

that

the

consideration

of

‘significance’ in decision taking is important and states:
“Heritage assets may be affected by direct physical
change or by change in their setting. Being able to
properly assess the nature, extent and importance of
the significance of a heritage asset, and the
contribution of its setting, is very important to
understanding the potential impact and acceptability
of development proposals.” 44

Local Planning Policy
Planning applications within Broadway are currently considered
against the policy and guidance set out within the South

In terms of assessment of substantial harm, the PPG confirms

Worcestershire Development Plan, which was adopted in

that whether a proposal causes substantial harm will be a

February 2016.

judgement for the individual decision taker having regard to the

Policy SWDP 6 deals directly with the Historic Environment and

individual circumstances and the policy set out within the NPPF.

44

MHCLG, PPG, paragraph 007, reference ID: 18a-007-20190723.

P20-3223 │ JT │ March 2021

states the following:

45

MHCLG, PPG, paragraph 018, reference ID: 18a-018-20190723.
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vi. The historic core of the cathedral city of
Worcester, with its complex heritage of street
and plot patterns, buildings, open spaces and
archaeological remains, along with their
settings and views of the city.

“SWDP 6: Historic Environment
A. Development proposals should conserve and
enhance heritage assets, including assets of potential
archaeological interest, subject to the provisions of
SWDP 24. Their contribution to the character of the
landscape or townscape should be protected in order
to sustain the historic quality, sense of place,
environmental quality and economic vibrancy of
south Worcestershire.
B. Development proposals will be supported where
they conserve and enhance the significance of
heritage assets, including their setting. In particular
this applies to:
i. Designated heritage assets; i.e. listed
buildings, conservation areas, scheduled
monuments, registered parks and gardens
and registered battlefields, as well as
undesignated heritage assets (as identified in
extant local lists and heritage assets recorded
in Historic Environment Records).
ii. The historic landscape, including locally
distinctive settlement patterns, field systems,
woodlands and commons and historic
farmsteads and smallholdings.
iii. Designed landscapes, including parkland,
gardens, cemeteries, churchyards, public
parks, urban open spaces and industrial,
military or institutional landscapes.
iv. Archaeological remains of all periods.
v. Historic transportation networks and
infrastructure including roads and trackways,
canals, river navigations, railways and their
associated industries.
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vii. The civic, religious and market cores of
south Worcestershire’s city, town and village
fabric with their wide variety of building
styles, materials and street and plot
patterns.”
Policy SWDP 24 goes on to state:
“SWDP 24: Management of the Historic Environment
A. Development proposals affecting heritage assets
will be considered in accordance with the Framework,
relevant legislation and published national and local
guidance.
B. Proposals likely to affect the significance of a
heritage asset, including the contribution made by its
setting, should be accompanied by a description of
its significance in sufficient detail to allow the
potential impacts to be adequately assessed. Where
there is potential for heritage assets with
archaeological interest to be affected, this description
should be informed by available evidence, deskbased assessment and, where appropriate, field
evaluation to establish the significance of known or
potential heritage assets.
C. The sympathetic and creative reuse and
adaptation of historic buildings will be encouraged.
Such proposals, and other proposals for enabling
development that provide a sustainable future for
heritage assets identified as at risk, will be
considered in accordance with SWDP 24 A.
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D. Where a material change to a heritage asset has
been agreed, recording and interpretation should be
undertaken to document and understand the asset’s
archaeological, architectural, artistic or historic
significance. The scope of the recording should be
proportionate to the asset’s significance and the
impact of the development on the asset. The
information and understanding gained should be
made publicly available, as a minimum through the
relevant Historic Environment Record and where
appropriate at the asset itself through on-site
interpretation.”

to be overly restrictive compared to the NPPF, thus limiting the
weight they may be given in the decision-making process.
In this case, Policy SWDP 6 and Policy SWDP 24 were adopted
after the inception of the NPPF. Although these policies make no
explicit mention of a balanced judgement, Policy SWDP 24 does
state, “Development proposals affecting heritage assets will be
considered

in

accordance

with

the

Framework,

relevant

legislation and published national and local guidance”, thus
allowing for the decision-maker to apply relevant guidance

Local Plan Policies with regards to the NPPF and the 1990 Act

within the NPPF.

With regard to Local Plan policies, paragraph 213 of NPPF states

Emerging Policy

that:

South Worcestershire Development Plan Review
“…existing policies should not be considered out-ofdate simply because they were adopted or made
prior to the publication of this Framework. Due
weight should be given to them, according to their
degree of consistency with this Framework (the close
the policies in the plan to the policies in the
Framework, the greater the weight that may be
given).” 46

started in 2017. A publication consultation is expected in
Autumn 2021. At the time of writing, no draft of the new
Development Plan has been published.
Broadway Neighbourhood Plan

In this context, where local plan policy was adopted well before

A draft Neighbourhood Plan consultation took place between 4th

the NPPF, and does not allow for the weighing of harm against

September and 16th October 2020.

public benefit for designated heritage assets (as set out within
paragraph 196 of the NPPF) or a balanced judgement with
regards to harm to non-designated heritage assets (see NPPF
paragraph 197) then local planning policies would be considered

46

A review of the South Worcestershire Development Plan was

The

pre-submission

consultation

draft

of

the

Broadway

Neighbourhood Plan 2006–2030 includes one policy which
relates directly to the heritage, namely Policy BE.4 ‘Heritage

MHCLG, NPPF, p. 213.
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c. Conservation by grant-funding or some
form of charitable or public ownership is
demonstrably not possible; and

Assets’. Policy BE.4 reads as follows:
“Policy BE.4: Heritage Assets
BE.4.1 Proposals which may visually detract from,
hinder access to or in any other way cause
detrimental harm to a heritage asset will be required
to include an assessment that describes the
significance of the asset to the village and what
mitigating actions have been considered. This should
be undertaken with regard to the impact of the
proposal on the character, context and setting of the
asset, on the views both to and from the asset and
on its physical surroundings as recommended by
Historic England (below). The ethos of any proposal
should be to maximise enhancement of the asset and
minimise any harm that might endanger the asset.
BE.4.2 Proposals which lead to substantial harm to or
total loss of the significance of a designated heritage
asset will not be supported unless it can be
demonstrated that the substantial harm or loss is
necessary to achieve commensurate public benefits
that outweigh harm or loss, or that all of the following
apply:

d. The harm or loss is outweighed by the
benefit of bringing the site back into use.
BE.4.3 Proposals which result in less than substantial
harm must demonstrate public benefit outweighing
that harm.
BE.4.4 Proposals, including change of use, which
enable the appropriate and sensitive restoration of
listed buildings will be supported.
BE.4.5 All proposals must conserve the important
physical fabric and settings of listed buildings.
BE.4.6 Development within and adjacent to all
heritage assets will be strictly controlled as
recommended in Historic England’s advice contained
in Historic Environment Good Practice Advice in
Planning Note 3. Development which fails to conserve
or enhance the character or appearance of the
conservation area will not be supported.”

a. The nature of the heritage asset prevents
all reasonable use of the site; and

The Broadway Neighbourhood Plan has not yet been submitted

b. No viable use of the heritage asset itself can
be found in the medium term through
appropriate marketing that will enable its
conservation; and

held, therefore little weight can be given to the Neighbourhood
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to Wychavon District Council and a referendum has yet to be
Plan in the decision-making process.
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The Historic Environment
Ridge and furrow
The Worcestershire Historic Environment Record (HER) plots an

An aerial photograph taken in 1945 appears to show parallel

area of ridge and furrow within the site (HER ref. WSM67327),

linear features within the site that could be consistent with ridge

with this being recorded based on aerial photography taken in

and furrow earthworks, as well as many similar features in the

2005 and modern satellite imagery.

wider area.

Plate 12: Map of the site showing the area of recorded ridge and
furrow in green.
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Plate 13: 1945 aerial photograph of the site.
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Visible undulations within the site were observed during the site

The non-designated asset comprises the surviving ridge and

visit and are consistent with remains of ridge and furrow

furrow earthworks across the township more widely. Together,

earthworks. These show signs of deterioration and erosion, most

these would typically be regarded as a non-designated heritage

likely as a result of previous orchard planting and ongoing

asset of low significance. The ridge and furrow within the site is

agricultural use.

an extremely small part of this earthworks system and is of very
low significance relative to the significance of the heritage asset

Summary assessment
The significance of ridge and furrow is typically derived from its
contribution to the visible historic landscape character rather
than its evidential value. The earthworks in the site are visible
but eroded and can no longer be experienced as part of a wider
agricultural

landscape

owing

to

the

modern

residential

development to the north, east and west.

as a whole. The proposed residential development would result
in the partial or total loss of the remains within the site, but only
an extremely small loss of the remains that comprise the
heritage asset as a whole. In accordance with paragraph 197 of
the NPPF, a balanced judgement is required which has regard to
the very low significance of these remains and the small-scale
impact on the township ridge and furrow earthworks as a whole.

Plate 14: East-facing view across the site.
Parallel undulations consistent with ridge and furrow are visible.
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Setting Assessment
southern boundary of the site.

Step 1 of the methodology recommended by the Historic
England guidance GPA 3 (see Methodology above) is to identify
which heritage assets might be affected by a proposed
development.

Besides Broad Close and Picton House, there are several Listed
and non-designated properties within the Conservation Area
that are located directly south of the site, most of which front

Development proposals may adversely impact heritage assets

onto the High Street. Based on the sources consulted, there is

where they remove a feature that contributes to the significance

no evidence of a historic association between these buildings

of a heritage asset or where they interfere with an element of a

and the site (in terms of ownership or functional use), nor is

heritage asset’s setting that contributes to its significance, such

there any indication that these properties were positioned or

as interrupting a key relationship or a designed view.

fenestrated to facilitate designed views towards the site. For

Consideration was made as to whether any of the heritage
assets present in the vicinity include the site as part of their
setting, and therefore may potentially be affected by the
proposed development.

these other buildings will be considered as part of the following
assessment of townscape character and views in relation to the
Broadway Conservation Area.
Other assets in the vicinity of the site but located outside the

Step 1
The following heritage assets have been taken forward for
further setting assessment based on their proximity to and
intervisibility and co-visibility with the site:
•

these reasons, and for the sake of concision and proportionality,

Grade II* Listed Broad Close (NHLE 1288489), c.
55m south of the site;

Broadway Conservation Area boundary were also considered
during the site visit and through desk-based research; however,
these have been excluded from further setting assessment
owing to the lack of designed intervisibility, co-visibility, or
known historic association with the site. These excluded assets
comprise:

•

Grade II* Listed Picton House (NHLE 1214750), c.
60m south of the site; and

•

The Grade II Listed Roman Catholic Church of St
Saviour, boundary wall, gatepiers and overthrow;

•

The Broadway Conservation Area, which shares a
small section of its northern boundary with the

•

The Grade II Listed Passionist Residence; and

P20-3223 │ JT │ March 2021

LAND OFF MORRIS ROAD, BROADWAY, WORCESTERSHIRE

28

•

Grade II Listed Russell Cottages.

A map of all designated heritage assets in the vicinity of the site
is included at Appendix 1.

APPENDIX 1: MAP OF DESIGNATED HERITAGE ASSETS

removed, with spurs and outriders. The southern
truss has empty mortices for arch-braces visible on
the first floor. The truss is open, suggesting that the
building once extended further south.”
The Listed building stands on the north side of the High Street
with its principal south elevation facing the road. A shallow

Step 2

paved forecourt with stone steps and metal railings separates

Asset 1: Grade II* Listed Broad Close

the property from the main thoroughfare. A stone wall, which is

Grade II* Listed Broad Close was added to the National List on
30th July 1959 with the following Listing description:
“House. 1806, with remains of C16 or earlier, altered
c1825. Limestone ashlar with Welsh slate roof. Main
part of facade is a symmetrical composition of two
storeys and three bays, with storey band, modillion
cornice, and blocking course. The central bay
projects slightly and has an open pediment with blind
oculus. Windows are sashed with glazing bars. On the
ground floor are tripartite timber bows on stone
bases. On the first floor the outer windows are
tripartite, with flat-faced stone mullions. The sixpanel door is set in a stone doorcase with engaged
Tuscan columns and a pediment. Gables coped with
chimneys. Adjoining at the left is a lower bay which
has a storey band and a cornice with blocking course.
Its windows are tripartite with flat- faced mullions.
Door at left. A wing at the rear of the lower bay has
three small quatrefoiled openings in its west wall.
Interior: open-well stair has open string, stick
balusters and ramped handrail. The rear wing
contains three cruck trusses, one with tie-beam
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connected to the property, runs to the west and a driveway
passes the east flank of the building, leading to a car park to the
rear. There is a large garden area to the west and north-west.
A range of ancillary outbuilding are located to the rear of the
Listed building. Based on planning history records, historic maps
and satellite imagery, these have been extended to the north
and appear to now function as showrooms and workshops (LPA
ref. W/15/00278/LB & W/15/00277/CU).
The Listed building was designed and positioned to be principally
approached and viewed from the High Street. It is from this
main thoroughfare that the attractive pedimented frontage,
Tuscan

columns,

and

modillion

corbelling

can

be

best

appreciated. There is a secondary access point to the Listed
building from the rear, through a gateway in the wall on the
south side of Back Lane and via the ancillary buildings.
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Plate 15: Broad Close, principal south elevation viewed from the High Street.
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Statement of significance
The Grade II* Listing of Broad Close highlights that it is a
heritage asset of the highest significance as defined by the NPPF.
This significance is further cemented by the inclusion of the
building within the boundaries of the Broadway Conservation
Area. The heritage significance of the Listed Building is
principally embodied in its physical fabric.
The property derives historic interest from its general form as a
high status, town dwelling that was substantially remodelled in
the early 19th century. According to the Listing description, the
building retains elements of its historic fixtures, fittings and
layout, all of which further contribute to its historic interest.
Plate 16: North-west-facing view to Broad Close (left of frame)
from the High Street.
The ancillary buildings to the rear can be glimpsed in the
background (centre of frame) and Grade II Listed Hunter’s
Lodge is visible right of frame.

The architectural and artistic interest of the building is principally
derived from its east elevation, which is of high-quality ashlar
construction with fine neo-classical detailing. The high-quality
craftsmanship of the internal staircase and surviving fixtures
and fittings will further contribute to this architectural and
artistic interest.

Primary views from the Listed building are provided by its south

The property also possesses archaeological interest, since it is

elevation windows, which give south-facing views across the

believed to possess the fabric of an earlier structure and has the

High Street to the open fields beyond. It is anticipated that there

potential for hidden remains that yield information about past

will be some secondary views across the garden area to the

occupation and use.

north and west and the car park and ancillary buildings to the
rear.

The setting of Broad Close also contributes to the significance of
the Listed building, although the significance derived from the
setting is less than that from its historic fabric. The principal
elements of the physical surrounds and experience of the asset
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(its ‘setting’) which are considered to contribute to its heritage

a historic association between Broad Close and the site in terms

significance comprise:

of shared ownership or functional use. Any historic association

•

•

•

•

Its curtilage, specifically the forecourt, garden area,
and ancillary buildings to the rear, all of which
illustrate the domestic function of the Listed building
and contribute to its historic interest;
The High Street, which provides the main approach
to the Listed building (currently and historically) and
is the thoroughfare from which the Listed building
was designed to be best viewed;
The open fields to the south, across which there are
designed views from the south elevation of the Listed
buildings, and which illustrate the historic rural
setting of the building; and
The surrounding historic townscape of Broadway,
which can be experienced in conjunction with the
Listed building in views along the High Street and
includes historic, contemporary buildings which
possess group value with Broad Close.

that may have once existed has since been severed.
The site and Broad Close are not co-visible in any key views to
the Listed building from the High Street owing to intervening
built form, specifically the ancillary buildings (Plate 16).
When looking south from and south-east across the site, there
are glimpsed views of the Listed building’s rear elevation,
specifically the roof and the dormer windows (Plate 17 & Plate
18). Most of the Listed building’s rear elevation is obstructed by
the intervening wall and ancillary buildings. These do not
constitute key views to the Listed building, specifically because
they do not enable the special historic and architectural interest
of the Listed building to be appreciated.
It is anticipated that there will be glimpses of the site from the
rear elevation dormer windows of Broad Close. Any such views

The contribution of the site

are incidental rather than designed. The ancillary buildings to

Historically, the site has been agricultural land located to the

the rear are likely to have historically provided stabling and

north (rear) of Broad Close and it is separated from the Listed

other facilities, therefore they were not designed to provide

building by the latter’s car park, ancillary structures, and garden

views across the site.

curtilage.

In summary, the site makes no contribution to the heritage

Based on the sources consulted, there is no known evidence of
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significance of Grade II* Listed Broad Close through setting.
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Plate 17: South-east facing view towards Broad Close from the public right of way that forms the western boundary of the site.
There is a filtered glimpse of the rear elevation of Broad Close comprising the roof, east dormer window and chimney stack (outlined in yellow).
The roofs of the ancillary buildings are also visible.
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Plate 18: South-facing view towards Broad Close from the northern boundary of the site.
The glimpsed view of the rear elevation roof and dormer window of Broad Close is outlined in yellow.
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Assessment of impacts

Asset 2: Grade II* Listed Picton House

The proposed residential development of the site will introduce

Grade II* Listed Picton House was added to the National List on

high-quality, bespoke built form to the east parcel of the site,

30th July 1959 with the following Listing description:

altering its character and appearance.
At most, there is potential for this new built form to be
glimpsable from the rear elevation dormer windows of Broad
Close. Any such glimpses have the potential to be screened and
softened by new planting at the southern boundary of the site.
However, as noted above, these are incidental views which do
not contribute to the heritage significance of the Listed building
through setting.
The new dwellings will potentially be more readily visible from
the rear (north) elevation windows of the ancillary range;
however, these are historic service buildings which were not
designed to provide views across the site.
The south-west corner of the site is to be retained as
undeveloped open space, therefore existing non-key glimpses of
the rear elevation of the Listed building from the public right of
way will be preserved.
The proposed development is anticipated to cause no harm to
Grade II* Listed Broad Close through change to its setting.

“House. Circa 1700 with early and late C18 additions
and alterations. Limestone ashlar with stone slate
roof. Two storeys with attic. Earliest part of five bays.
Windows are sashed with glazing bars and have
rebated and chamfered surrounds and projecting
sills. Narrow stones in the jambs suggest that they
originally had a mullion and transom. Above the
ground floor windows is a band of narrow stones,
possibly where a string course has been removed. At
the left are two added bays which have sashes with
glazing bars, plain reveals, projecting sills, and keyed
lintels. At the right is another addition of one bay
which has a sash with glazing bars, plain reveals, and
projecting sill above an elliptical arch to a yard
entrance. Five hipped attic dormers. The door, in the
middle bay, is of six panels within a lugged architrave
of c1700 with a transom light and an added
projecting timber hood. At the rear a wing projecting
from the early part of the house has rebated and
chamfered mullioned windows.
Interior: right-hand room has exposed chamfered
beam and stone inglenook fireplace with timber
bressummer.”
The building is located on the north of the High Street and fronts
onto the highway, although it is separated from the pavement
by a shallow forecourt, stone wall and gate piers (which are
separately Listed at Grade II). There is a private garden, car
park and modern, two-storey outbuilding to the rear. The
easternmost bay (which is a later addition) has an arched
opening at ground floor level which provides access to Bell Yard.
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Plate 19: Picton House, principal south elevation (west side) viewed from the High Street.

P20-3223 │ JT │ March 2021

LAND OFF MORRIS ROAD, BROADWAY, WORCESTERSHIRE

36

Plate 20: Picton House, principal south elevation (east side) viewed from the High Street.
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The principal access to the Listed building is via the High Street,

The architectural and artistic interest of the building is principally

and it is from this main thoroughfare that the principal elevation

derived from its east elevation, which is of high-quality ashlar

of Picton House can be best viewed and appreciated. There is

construction and possesses a central doorway of c. 1700

secondary access to the north from Back Lane, via the modern

construction (comprising lugged architrave and transom light)

car park and rear garden.

and regularly arranged sash windows. Further architectural and

Primary, designed views out from the Listed building are
provided by the south elevation windows, from which there will

artistic interest will be derived from any historic internal fixtures,
fittings, and decoration.

be south-facing views across the forecourt and road to the

There

historic properties on the opposite side of the High Street. It is

archaeological interest. As a c. 1700 dwelling that has been

anticipated that there will also be some views across the garden

extended and altered, there could be hidden remains of earlier

to the rear which will contain glimpses of the modern outbuilding

fabric which reveal the historic form, appearance and use of the

and car park.

building.

Statement of significance

The setting of Picton House also contributes to the significance

The Grade II* Listing of Picton House highlights that it is a
heritage asset of the highest significance as defined by the NPPF.
This significance is consolidated by the inclusion of the building
within the boundaries of the Broadway Conservation Area. The
heritage significance of the Listed building is principally
embodied in its physical fabric.

is

to

possess

some

(its ‘setting’) which are considered to contribute to its heritage
significance comprise:
•

Its curtilage, specifically the forecourt (including the
Grade II Listed walls and gate piers) and rear garden
area, all of which illustrate the domestic function of
the Listed building and contribute to its historic
interest;

•

The High Street, which provides the main approach
to the Listed building (currently and historically) and
is the thoroughfare from which the Listed building
was designed to be best viewed;

•

The surrounding historic townscape of Broadway,

elements of layout will further contribute to the historic interest
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property

elements of the physical surrounds and experience of the asset

beams, while any other surviving historic fixtures, fittings, and
of the building.

the

setting is less than that from its historic fabric. The principal

high status, town dwelling of c. 1700 origin that has been
building retains a stone inglenook fireplace and exposed internal

for

of the Listed building, although the significance derived from the

The property derives historic interest from its general form as a
successively altered. According to the Listing description, the

potential
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which can be experienced in conjunction with the
Listed building in views along the High Street and in
designed views out from the south elevation of the
property. Furthermore, there are many historic,
contemporary buildings within the town which
possess group value with Picton House.
Conversely, the modern, two-storey outbuilding and car park to
the rear of Picton House (which post-date 1977) detract from its
setting, since these have truncated the historic garden and are
anticipated to be visible in north-facing views out from the
property.

The rear elevation of Picton House, specifically the roof and
upper floor windows, can be glimpsed from the public right of
way that forms the western boundary of the site (Plate 21).
These glimpses do not constitute key views of the Listed building
because the rear elevation of the building is experienced in
conjunction with unsympathetic modern development and the
special historic and architectural interest of the building cannot
be appreciated.
It is anticipated that there will be peripheral, glimpsed views of
the western boundary of the site from the rear elevation, upper

The contribution of the site

floor, gable windows of Picton House; however, such glimpses

The site has historically served as agricultural land to the rear

will be variably filtered and obstructed by intervening vegetation

(north) of Picton House, although separated by the intervening

and built form, including the modern dwelling known as Bell

garden, garden wall, cottages of Bell Yard, and Back Lane. Based

Court House which stands immediately south-west of the site.

on the sources consulted, there is no known evidence of a

Any such views will be incidental rather than designed,

historic association between the Listed building and the site in

especially as north-facing views from the Listed building appear

terms of ownership or functional use. Any previous association,

to be focused on the private garden area.

if it did exist, has since been severed.

In summary, the site makes no contribution to the heritage

The site and Picton House are not co-visible in any key views to

significance of Grade II* Listed Picton House through setting.

the Listed building’s principal elevation from the High Street
(Plate 19 & Plate 20).
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Plate 21: South-facing view from the public right of way that forms the western boundary of the site.
There is a glimpsed view of the rear elevation gable and roof of Picton House (outlined in yellow).

Assessment of impacts
The proposed residential development of the site will introduce

For these reasons, the proposed development is anticipated to

high-quality, bespoke dwellings and associated infrastructure

cause no harm to the heritage significance of Grade II* Picton

and amenity spaces. These new dwellings will not be readily

House through change to its setting.

experienced in relation to Picton House; for example, they are
not anticipated to be visible in incidental, north-facing views
from Picton House, or co-visible in any key views of the Listed
building.
It should also be noted that orchard planting is proposed on the
land immediately west of the site. This planting would
foreshorten the incidental views from the upper floor windows
of the rear elevation of Picton House.
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Asset 3: The Broadway Conservation Area

to a period of rebuilding within the settlement, with many of the
early timber-framed properties being replaced by masonry

The Broadway Conservation Area was first designated in

townhouses, inns, and other buildings.

November 1969. The designation boundary was extended in

railways eventually heralded a period of decline from the mid-

1990 and reviewed in 2005.

19th century. 49

There is recorded evidence of prehistoric and Romano-British

There has been increased built development within the

activity in the locality, although the settlement of Broadway

Conservation Area and its environs over the course of the

principally developed during the medieval period. From the 10th

modern era. In particular, there has been substantial residential

century, Broadway was a manor and agricultural satellite of

development to the north of the High Street (along and beyond

Pershore Abbey. The early focus of the settlement appears to

Back Lane) and along the easterly approaches from Station Road

have been the church of St Eadburgha, located over 1km south

and Cheltenham Road.

of the present High Street, which has standing 12th-century

The principal approaches to Broadway are from the east and

fabric but is thought to be of earlier medieval origin. 47

west via the High Street, with this being the main historic

The present settlement core of Broadway has a long, linear

thoroughfare through the settlement. In addition to this, there

layout with properties fronting onto the main thoroughfare (the

are several other approaches by road from the north and south,

High Street) and smaller lanes running to the rear. This layout

including Church Street/Snowshill Road to the south which links

reflects the development of burgage plots and the emergence of

the Conservation Area to the medieval church.

Broadway as an important market town during the later

There are also several public footpath approaches to the

medieval period. 48

Conservation Area from all directions, including the Cotswold

The development of turnpike roads in the early 17th century and

Way, which provides the main approach from Broadway Tower

the settlement’s location on the main thoroughfare between

to the south-east, and Wychavon Way, which gives access from

Worcester and London resulted in Broadway becoming a major

the west.

coaching and service centre. Coupled with wealth from the cloth

The Broadway Conservation Area Appraisal describes some of

trade, economic prosperity in the post-medieval period gave rise
47
W. Page and J. W. Willis-Bund (eds.), A History of the County of Worcester:
Volume 4 (London, 1924), pp. 33–43; Wychavon District Council, Broadway
Conservation Area Appraisal (March 2006), pp. 7–8.
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48

Broadway Conservation Area Appraisal, p. 8.

49

Ibid, pp. 10–11.
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the most important views towards, within and from the

Street and Snowshill Road, and views from
the public footpaths. 50

Conservation Area, specifically:
a) ‘Street vistas’ and sequential views along the
High Street (cf. Plate 22); and
b) Views towards the surrounding countryside
from within the Conservation Area, including
glimpses of the rural landscape through gaps
between the buildings along upper High

The appendices of the Conservation Area Appraisal include a
diagrammatic map of the Conservation Area which provides a
more systematic identification of significant views within,
towards and from the Conservation Area.

Plate 22: Significant, east-facing view along the High Street from the Green
50

Ibid., pp. 53–54.
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Statement of Significance
The Broadway Conservation Area Appraisal identifies those

It is clear that the heritage significance of the Broadway

elements which contribute to the special interest of Broadway

Conservation Area is principally derived from those elements of

as follows:

special character and appearance which are located within the

“● Its long history, still evident in the layout of the
village, in its buildings, in visible archaeological
remains and in other surviving features
● The survival of a clear demonstration of historic
social hierarchy within the village, evident in the size,
design and siting of buildings
● The survival of the historic form of buildings, plots,
and village layout
● The number and quality of historic buildings
● The consistency and high level of survival of
architectural detail

designation boundary. Although there is no statutory protection
for

the

settings

of

Conservation

Areas,

the

Broadway

Conservation Area does derive some significance from its
physical surrounds and experience (its ‘setting’).
As noted in the Conservation Appraisal, the surrounding rural
and agricultural landscape is the principal element of the asset’s
setting which contributes to its significance, since this illustrates
the historic rural context of the settlement, forms the backdrop
of important views within the Conservation Area (especially
along the High Street), and also facilitates long-range views
towards Broadway.

● The strong relationship between the village and its
surrounding rural landscape
● The built skyline of the village set against the
Cotswold escarpment
● The prevalence of Cotswold stone as a building
material for walls, roofs and boundaries of buildings
of all sizes and status
● The contribution of trees, gardens, open spaces and
views” 51

51

Ibid., p. 5.
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The contribution of the site through setting
The site is located outside the Conservation Area (Plate 23),

Historically, the site has served a variety of agricultural

therefore any contribution that it makes to the significance of

functions, including arable, orchard, and pasture. During the

the asset will be via setting.

later medieval period, the site formed the immediate agricultural
hinterland of the settlement, being located immediately behind
the burgage plots on the north side of the High Street. Historic
maps and aerial photographs record that the character and
appearance of the site has varied between open land, orchard,
and densely wooded or overgrown land. The site is currently
used for pasture and is open in character.
The Appraisal identifies one significant view within the site when
approaching the Conservation Area via the public right of way
that forms the western boundary of the site (labelled View A,
Plate 24). The foreground of this view includes the stone
boundary wall and pasture within the southern part of the site;
the middle ground comprises glimpses to the rear elevations of
buildings on the north side of the High Street, which are partially
screened by the modern built form of Bell Court House, the wall
along the north side of Back Lane, and trees; and the wider
landscape of the Cotswold plateau forms the backdrop (Plate
25).
Regarding the built form that can be glimpsed in View A, this
comprises the roof of Grade II* Listed Broad and its range of
ancillary buildings; however, this does not constitute a key view

Plate 23: Plan showing the site (outlined in red) in relation to
the Broadway Conservation Area (shaded green).
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View A

View B

View C

Plate 24: Extract of the Conservation Area Appraisal map showing significant views (denoted by black circles and arrows) in the vicinity of the
site.
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Plate 25: View A.
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The significant view identified immediately south-west of Bell

outbuilding and the west elevations of the non-designated

Court House (View B, Plate 24) is located outside and directed

cottages of Bell Yard (Plate 26). The site is not visible from Bell

away from the site. This view includes glimpses of the roof and

Yard (located within the Conservation Area).

rear gable of Grade II* Listed Picton House and its modern

Plate 26: View B.
The site is not visible. There are glimpsed views to the rear elevation of Grade II* Listed Picton House (outlined in yellow) and the west elevations of the nondesignated Bell Yard cottages (outlined in blue).
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The Appraisal identifies a significant view in the direction of the

In public views out from the northern boundary of the

site from the public right of way to the east (View C, Plate 24).

Conservation Area (i.e. from Back Lane and the public footpath

This view has materially changed since the Appraisal was

along the southern boundary of the site), the site is experienced

published, being obstructed by a hedgerow that runs along the

in conjunction with modern residential development along Back

north side of the public footpath (Plate 27). The site is not

Lane, and Meadow Orchard and Morris Road to the north (Plate

visible.

28). The same is also anticipated to be true for any incidental
glimpses of the site from the rear elevation windows of
properties on the north side of the High Street (e.g. Grade II*
Listed Broad Close). None of these views or glimpses constitute
significant views or vistas out from the Conservation Area
because they are foreshortened by the modern dwellings to the
north of the site (as opposed to significant views elsewhere in
the

Conservation

Area

which

are

directed

across

open

countryside).
When approaching the Conservation Area via the public footpath
that forms the western boundary of the site, the open
agricultural character of the site can be experienced in the
foreground of medium-range, glimpsed views to the built form
along the High Street. However, it must be reiterated that this
built form comprises the rear elevations of properties on the
north side of the High Street; there has been modern residential
Plate 27: View C.

development along Back Lane which intervenes in these
glimpsed views; and such glimpses do not enable the special
character and appearance of the Conservation Area to be fully
experienced or appreciated.
In summary, the site gives limited legibility to the historic rural
setting of the Broadway Conservation Area. At most, the site
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makes a small contribution to the overall heritage significance

earthworks) and the public footpath, which constitutes a historic

of the Broadway Conservation Area through setting by virtue of

approach to the Conservation Area.

its

agricultural

character

(including

ridge

and

furrow

Plate 28: North-facing view out from the northern boundary of the Conservation Area (public footpath east of Back Lane) across the site.

Assessment of impacts
When

considering

potential

the relevant significance of the element which has the potential
impacts

of

the

proposed

development on the character and appearance of the Broadway
Conservation Area, it is important to recognise that the

to be affected and its contribution to the significance of the
designation as a whole, i.e. would the application proposals
undermine the significance of the Conservation Area as a whole?

Conservation Area covers a large area, and includes a wide

The proposed residential development of the site will introduce

variety of areas of differing characters. The site itself is located

new dwellings and garages and associated hard and soft

outside the Conservation Area and there is currently no

landscaping to the

statutory protection for the settings of Conservation Areas. As

agricultural use and currently has an open character with visible

noted in the NPPF at paragraph 201, it is necessary to consider

remains of ridge and furrow. As noted above, the residential
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has historically been

in
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development of the site will result in the partial or total loss of

approaching the Conservation Area via the public right of way

ridge and furrow earthworks within the site.

that passes through the site.

This new built form will only be marginally experienced as part

In accordance with paragraphs 196 and 201 of the NPPF, this

of View A (as identified in the Conservation Area Appraisal and

very low level of harm must be weighed against the public

illustrated on Plate 24 & Plate 25), the dwellings and garages

benefits of the proposal. It should also be recognised that there

having been carefully arranged and orientated to preserve the

is an established precedent for residential development to the

main content of the view, with the south-west corner of the site

north of the Conservation Area, including along the northern

being retained as undeveloped land. The new built form that can

side of Back Lane.

be marginally experienced as part of this view will be
constructed to high-quality, bespoke designs which respect the
local architectural vernacular. The appearance of this built form
will also be softened by new tree planting.
The new dwellings will not be experienced as part of any other
‘significant views’ identified by the Appraisal.
The public right of way that forms the western boundary of the
site is to be retained as part of the proposed development,
therefore preserving a historic approach to the Conservation
Area.
At most, and provided the new dwellings are constructed to
appropriate designs, the proposed development is anticipated to
cause minor, less than substantial harm to the heritage
significance of the Broadway Conservation Area through setting.
This low level of harm is anticipated to arise from the
replacement of a small parcel of historic agricultural land with
residential

development

–

albeit

high-quality,

bespoke

development – which will be principally experienced when
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Conclusions
This Built Heritage Statement has been commissioned by

Conservation Area, and these assets were taken forward for

Greystoke Land Ltd to consider the proposed residential

further setting assessment.

development of land off Morris Road, Broadway, to provide 9no.
dwellings. This assessment has been based on observations
made during a site inspection, relevant desk-based research,
and all relevant legislation, planning policy and professional
guidance that relates to heritage matters.
One non-designated heritage asset is recorded within the site,
namely an area of ridge and furrow earthworks (HER ref.
WSM67327). These remains are eroded and can no longer be
experienced as part of a wider agricultural landscape owing to
the modern residential development to the north, east and west.
Overall, they are of very low heritage significance. The proposed
residential development would result in the partial or total loss
of the remains within the site, but only an extremely small loss
of the remains that comprise the heritage asset as a whole. In
accordance with paragraph 197 of the NPPF, a balanced
judgement is required which has regard to the very low
significance of these non-designated remains.
Heritage assets in the vicinity of the site were assessed in terms
of their potential to include the site as part of their respective
settings. Only three assets were considered to be potentially
sensitive to the proposed development, namely Grade II* Listed
Broad Close, Grade II* Listed Picton House, and the Broadway
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It has been concluded that the site makes no contribution to the
heritage significance of Broad Close or Picton House through
setting, and that the proposed development would cause no
harm to the heritage significance of either asset through change
to their settings.
It is anticipated that the proposed development has the potential
to cause minor, less than substantial harm to the heritage
significance of the Broadway Conservation Area through change
to its setting. This low level of harm is anticipated to arise from
the loss of a small parcel of historic agricultural land that can be
experienced when approaching the Conservation Area via the
public right of way which crosses the site, although it must be
recognised that this parcel of land is surrounded by modern
residential development and can no longer be experienced as
part of a wider agricultural landscape.
There is no statutory protection for the settings of Conservation
Areas; however, in accordance with paragraphs 196 and 201 of
the NPPF, this negligible, less than substantial harm to the
heritage significance of the Broadway Conservation Area
through change to its setting must be weighed against the public
benefits of the proposal.
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SECTION 1 | INTRODUCTION
PURPOSE OF THE STATEMENT
1.1

This statement has been prepared by Pegasus Design (part
of Pegasus Group) on behalf of Greystoke Land and the
wider consultant team, to accompany the Outline Planning
Application for the residential development of Land off Morris
Road, Broadway.

THE PROPOSAL
1.2

1.5

“…to explain how the proposed development is a suitable
response to the site and its setting, and demonstrate that it
can be adequately accessed by prospective users.”
(Para. 029, PPG, Reference ID: 14-029-20140306)
1.6

1.4

Section 2: Planning Policy – Assesses National and Local
Planning Policies to ensure the site accords with relevant
guidelines;
Section 3: Context – Considers the site and its surroundings
in terms of the local physical, historical and social setting, as
well as the technical and physical context;

This statement has been prepared in accordance with
Article 9 of the Town and Country Planning (Development
Management Procedure) (England) Order 2015 (DMPO), which
requires certain applications to be accompanied by a Design
and Access Statement. The DMPO also states the following
requirements:

Section 4: Developing the Design Concept – Presentation
of the design concepts that have been derived from a
combination of Government Policy and site assessments;
Section 5: Design Proposals – Presentation of the key design
proposals including the uses and amount proposed, access
arrangements, layout of the development, scale of buildings,
landscaping treatments and appearance; and

“(2) An application for planning permission to which this
paragraph applies must, except where paragraph (4) applies,
be accompanied by a statement (“a design and access
statement”) about:

(a) the design principles and concepts that have been applied
to the development; and
(b) how issues relating to access to the development have
been dealt with.

This document achieves this within the following sections:

Section 1: Introduction – Outlines the purpose of this
document;

The proposal is for

‘residential development of up to 9no. dwellings with
associated access and internal roads, footpaths, parking,
landscaping, public open space, pedestrian access to
adjoining orchard land and other associated works and
infrastructure.’
1.3

The purpose of this Design and Access Statement is:

Section 6: Conclusion.
1.7

This Design and Access Statement has been written to
respond to the Ministry of Housing, Communities and Local
Government National Design Guide (NDG) ten characteristics
of well-designed places.

NDG CIRCULAR CRITERIA GUIDE

(3) A design and access statement must:
(a) explain the design principles and concepts that have been
applied to the development;
(b) demonstrate the steps taken to appraise the context of the
development and how the design of the development takes
that context into account;
(c) explain the policy adopted as to access, and how policies
relating to access in relevant local development documents
have been taken into account;
(d) state what, if any, consultation has been undertaken
on issues relating to access to the development and
what account has been taken of the outcome of any such
consultation; and

HOW THE PROPOSED
DEVELOPMENT IS A SUITABLE
RESPONSE TO THE SITE
AND ITS SETTING, AND
DEMONSTRATE THAT IT CAN
BE ADEQUATELY ACCESSED BY
PROSPECTIVE USERS

(e) explain how specific issues which might affect access to
the development have been addressed.”
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“Permission should be refused for
development of poor design that fails to take
the opportunities available for improving
the character and quality of an area and the
way it functions, taking into account any local
design standards or style guides in plans
or supplementary planning documents.
Conversely, where the design of a
development accords with clear expectations
in plan policies, design should not be used
by the decision-maker as a valid reason to
object to development.”
(Para. 130. NPPF 2019)
2.1

NATIONAL PLANNING POLICY FRAMEWORK
2.2

Government guidance in the form of the National Planning
Policy Framework (NPPF) sets out the Government’s
planning policies and how these should be applied. The
NPPF states at Paragraph 8 that the planning system has
3 interdependent key objectives, which when pursued
in a mutually supportive way, can achieve sustainable
development. The three key objectives are:
• A social objective;
• An economic objective; and
• An environmental objective.

2.3

The development proposals have been formulated with
due regard to the policies that make up the statutory Local
Development Plan and Supplementary Planning Guidance,
together with Government guidance contained within the
National Planning Policy Framework (February 2019) and
National Design Guide (October 2019).

There is a presumption in favour of sustainable development,
as set out at Paragraph 11. Section 9: Promoting sustainable
transport (para. 102) of the NPPF points to the role that
design has to play in ensuring that transport issues are
considered at the earliest stages of development proposals,
and the role that design can play to ensure that development
maximizes opportunities for sustainable transport options.

“…patterns of movement, streets, parking and other
transport considerations are integral to the design of
schemes, and contribute to making high quality places.”
(Para. 102(e) NPPF 2019)
2.4

The Government also continues to place a high emphasis
on design and the NPPF expands on the principles of good
design, to define what is expected of well-designed places.
It also explains how policies and decision-making processes
should support the inclusion of good design, providing
detailed advice at Section 12: Achieving well-designed places.
The contribution that good design makes to sustainable
development is set out in paragraph 124, as follows:

“The creation of high-quality buildings and places is
fundamental to what the planning and development process
should achieve. Good design is a key aspect of sustainable
development, creates better places in which to live and work
and helps make development acceptable to communities…”
(Para. 124, NPPF 2019)
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SECTION 2 | PLANNING POLICY
PLANNING PRACTICE GUIDANCE
2.5

The NPPF is also clear at paragraphs 125 and 126 that
Development Plans should set out a clear design vision
to provide certainty to applicants, and that design policies
should be prepared in conjunction with local communities to
reflect local aspirations.

2.6

Paragraph 127 of the NPPF states that with regard to design
planning policy and decision making should ensure that
developments;

2.7

• Planning for well-designed places;

“a) will function well and add to the overall quality of the
area, not just for the short term but over the lifetime of
the development;
b) are visually attractive as a result of good architecture,
layout and appropriate and effective landscaping;
c) are sympathetic to the local character and history,
including the surrounding built environment and landscape
setting, while not preventing or discouraging appropriate
innovation or change (such as increased densities);
d) e
 stablish or maintain a strong sense of place, using
the arrangement of streets, spaces, building types and
materials to create attractive, welcoming and distinctive
places to live, work and visit;
e) o
 ptimise the potential of the site to accommodate and
sustain an appropriate amount and mix of development
(including green and other public space) and support local
facilities and transport networks; and

The NPPF is accompanied by the on-line Government
resource Planning Practice Guidance (PPG). The Design:
Process and tools PPG provides guidance on the methods and
processes available to both applicants and local authorities
to ensure the delivery of well-designed and high-quality, long
lasting places with considered design solutions, under the
following headings:
• Making decisions about design;
• Tools for assessing and improving design quality; and
• Effective community engagement on design.

2.8

Paragraph 1 of the Design PPG reinforces the Government
and NPPFs commitment to requiring the creation of welldesigned places and the role that early engagement can play
in this.

“Well-designed places can be achieved by taking a proactive
and collaborative approach at all stages of the planning
process, from policy and plan formulation through to the
determination of planning applications and the post approval
stage”
(para. 001, PPG, ID: 26-001-20191001, October 2019)

f) create places that are safe, inclusive and accessible and
which promote health and well-being, with a high standard
of amenity for existing and future users, and where crime
and disorder, and the fear of crime, do not undermine the
quality of life or community cohesion and resilience.”
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NATIONAL DESIGN GUIDE
2.9

The National Design Guide (NDG) published by the Ministry
of Housing, Communities and Local Government (MHCLG)
in September 2019 further reinforces the way in which the
design process can be used to ensure the delivery of quality
places:

“In a well-designed place, an integrated design process
brings the ten characteristics together in a mutually
supporting way. They interact to create an overall character
of place.”
(Para. 13, NDG 2019)
2.10 The NDG outlines and illustrates the Governments priorities
for well-designed place in the form of ten characteristics,
based on national planning policy, planning guidance and
objectives for good design.
2.11 The ten characteristics contribute towards the crossdiscipline themes for good design set out in the NPPF and
fall under three broad aims:
• To create physical character;
• To help to nurture and sustain a sense of community; and
• To positively addresses environmental issues affecting
climate.
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2.12 Whilst the NPPF, PPG and NDG are the primary points of
reference, there are other well-regarded design guidance
documents that are still relevant to creating good design
including:
• Manual for Streets 1 & 2 (Department of Transport/
Department for Communities and Local Government,
2007/2010); and
• Building for a Healthy Life (Homes England, July 2020) is
the latest edition, and new name for Building for Life 12
(BFL12) written in partnership with NHS England, NHS
Improvement and MHCLG.

LOCAL PLANNING AND DESIGN GUIDANCE
2.13 The development proposals have been formulated having
due regard to the South Worcestershire Development Plan
(adopted February 2016).
2.14 Consideration has also been given to the following local
planning and design guidance;
• Broadway Conservation Area Appraisal
• Broadway Draft Neighbourhood Plan, September 2020
• Cotswolds Area of Outstanding Natural Beauty
Management Plan (2018 – 2023)
• Countryside and Rights of Way Act (2000)

EXCERPT FROM BROADWAY CONSERVATION AREA APPRAISAL
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SITE LOCATION PLAN

SECTION 3 | CONTEXT
THE SITE
3.1

The site covers approximately 0.97 hectares (Ha) and is
currently private semi-improved grassland. It lies within
the village of Broadway, approximately 8km southeast of
Evesham. Broadway lies in the south-eastern corner of
Worcestershire, close to the Gloucestershire border. The
site falls within the administrative area of Wychavon District
Council.

3.2

The application site is bounded by existing built form
(predominately residential) and their associated boundary
treatments eastern and southern boundaries. The northern
boundary is defined by the associated infrastructure of Morris
Road. To the west is the application site is defined by an
existing cotswold stone wall with PRoW beyond. Further to
the west lies an additional parcel of land which is under the
applicants control, but does not form part of this application.
The eastern boundary is shared with the land of Green Acre
house, and St. Mary’s RC Primary School.

3.3

An area of land measuring approximately 0.46ha immediately
to the west is also within the applicant's control. This area
is outlined in blue on the opposite plan, and is also currently
open green space.
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SITE CONTEXT PLAN

“An understanding of the context, history
and the cultural characteristics of a site,
neighbourhood and region influences
the location, siting and design of new
developments. It means they are well
grounded in their locality and more likely
to be acceptable to existing communities.
Creating a positive sense of place helps to
foster a sense of belonging and contributes
to well-being, inclusion and community
cohesion.”
(Para. 38, NDG 2019)
3.4

This section provides a summary of the assessment of the
site and its surroundings that has been undertaken.

LAND OFF MORRIS ROAD, BROADWAY | DESIGN AND ACCESS STATEMENT 13

CONTEXT SITE ACCESS PLAN
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CONNECTIONS & PUBLIC TRANSPORT

PEDESTRIAN AND CYCLE CONNECTIONS

3.5

3.9

3.6

The site is well connected to the surrounding areas of
Broadway and Evesham, and benefits from easy access to
public transport and strategic highway links within close
proximity of the site. The plan opposite illustrates the
location of the site within the context of the local access and
movement network.
The site has transport links to the A44 – approximately 4
minutes’ drive from the centre of the site. This provides
a key link to multiple local centres including Evesham
(approximately 10 minutes’s drive), Stow-on-the-Wold
(18 minutes’ drive), Cheltenham (25 minutes’ drive) and
Stratford-upon-Avon (28 minutes’ drive).

3.7

The site is almost equidistant between the rail stations of
Honeybourne and Evesham, both approximately 9km north
and north west. Both provide sustainable links between
Worcester, Oxford, Reading and London Paddington.

3.8

The bus stop at The Lygon Arms is located less than 100m
south of the site’s southern boundary, on Broadway High
Street. Additional bus stops of ‘Colletts Fields’ and ‘Lifford
Hall’ are located within 2-minutes’ walk east and west of
the site respectively. These bus stops provide sustainable
connections to major destinations as indicated below:

Local pedestrian and cyclist connections, include:
• Pedestrian route to Broadway High Street and its facilities
via Back Lane
• Pedestrian route to the new Spitfire Highworth
development to the North
• Public Rights of Way (PRoW), including 645(B) which
runs alongside the western boundary and others within
the local vicinity, including 522(B), 550(B), 551(B), 552(A)
553(B) and 640(B)
• Cotswold Way National Trail

• ‘The Lygon Arms’ bus stop (to Devizes Town centre approx.
every 30 minutes)
• ‘Colletts Fields’ bus stop (to Swindon approx. every 2
hours)
• ‘Lifford Hall’ bus stop (to Devizes Town Centre, Salisbury
and Trowbridge approx. every 30 minutes)
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LOCAL FACILITIES PLAN
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LOCAL FACILITIES
3.10 The Existing Local Facilities Plan (presented opposite) shows
the location of key local facilities and services in relation to
the site.
3.11 Broadway provides a range of local shops and services,
including a post office, convenience store, a number of
cafes and restaurants and surgeries. Further retail options
are available at Evesham including larger supermarkets,
secondary schools, Evesham Community Hospital and
Evesham Leisure Centre.

Recreation
3.12 Formal play facilities are provided at Broadway Activity Park,
approximately 0.3km (a 3-minute walk) south of the site.
• Playground facilities;
• Hard-surfaced basketball court; and
• Picnic area

Education
• Nursery/pre-schools including Broadway First School and
Little Friends Pre-school Playgroup; and
• Primary schools including St. Mary’s RC Primary School
and Broadway First School

Health
• Doctors including Concierge Medical Practice
• Dentists including Broadway Dental Care
• Pharmacies including Lloyds Pharmacy
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LOCAL CHARACTER

“Local identity is made up of typical
characteristics such as the pattern of
housing, and special features that are
distinct from their surroundings. These
special features can be distinguished by their
uses and activity, their social and cultural
importance, and/or their physical form and
design. Most places have some positive
elements of character, particularly for their
users. These can help to inform the character
of a new development.”
(Para. 51, NDG 2019)

3.13 The National Design Guide states that well-designed new
development is influenced by:

“…an appreciation and understanding of vernacular, local or
regional character, including existing built form, landscape
and local architectural precedents;”
(Para. 52, NDG 2019)
3.14 An analysis of the existing built form of Broadway can help
identify patterns of development and key design components.
Together these character generators and design components
can help to inform the design approach.

Key Design Components that can inform the
design proposals
3.15 Within the local surrounding area, key design components
have been identified including:
• Street types – including predominant streets with wide
pavements, tree lined streets;
• Building types – including predominantly detached and
semi-detached buildings;
• Building heights – including predominantly 2 storey with
occasional 2.5/3 storey buildings;
• Building containment – including a mix of limited and
regular building separation;
• Building line setback and parking – including significant
setback from the street, with predominantly front and side
parking;
• Density – including perceived broadly medium density built
form;
• Architectural style – largely Cotswold vernacular present
in the High Street and along surrounding streets, with a
mix of post-war housing and 20th century developments in
the suburbs;
• Materials – including largely Cotswold stone brick
detailing with slate or tiled roofing;
• Building Detailing – including occasional chimneys,
commonly balanced symmetrical elevations, frequent
gables along the High Street and surroundings, bay
windows, well defined entrances with pitched roof front
canopies, and;
• Landscape and boundary treatments – including a mix of
informal and formal, with low planted (shrub or hedges)
and lawn frontages, low-level Cotswold stone walling and
occasional open spaces at intervals along streets.
3.16 The proposed design approach could be inspired by these
qualities and potentially incorporate elements from them
into the design of the new development to respect the local
character.
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COTSWOLD VERNACULAR IMAGES
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LANDSCAPE AND VISUAL IMPACT
3.17 A Landscape and Visual Impact Assessment (LVIA) report
was undertaken by MHP Chartered Landscape Architects
in February 2021. The report states that the development
proposals conserve the existing desirable site features and
characteristics. It is noted that there are limited landscape
features of rarity or vulnerability on site, with these features
including a number of trees and Cotswold stone walling.
The report further states that the adjoining and surrounding
modern settlement context influences the character of the
site and the nature of views across and through the site.
3.18 The surrounding Public Rights of Way afford open views of
the site from the south and west, along with short-distanced
views from Morris Road to the north. It is proposed that
mitigation planting together with the site’s existing green
infrastructure will help to further mitigate potential views
and reduce potential visual prominence, including orchard
tree species. To conclude, the report confirms that the
proposals will not cause unacceptable harm to the landscape
character or setting of the existing settlement, including the
Conservation Area, with proposals conserving the distinctive
sense of place.

LANDSCAPE ANALYSIS SKETCH - MHP CHARTERED LANDSCAPE ARCHITECTS
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VIEWPOINT PHOTOGRAPH LOCATIONS PLAN

VIEWPOINT 1 

VIEWPOINT 2 
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VIEWPOINT 3 

VIEWPOINT 4 
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VIEWPOINT 5 

VIEWPOINT 6 
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VIEWPOINT 7 

VIEWPOINT 8 
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VIEWPOINT 9 

VIEWPOINT 10 

LAND OFF MORRIS ROAD, BROADWAY | DESIGN AND ACCESS STATEMENT 25

DESIGNATED HERITAGE ASSETS PLAN
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HERITAGE AND ARCHAEOLOGY
3.19 Pegasus have prepared a Built Heritage Assessment and the
main findings can be summarised as follows:3.20 One non-designated heritage asset is recorded within the
site, namely an area of ridge and furrow earthworks (HER ref.
WSM67327). These remains are eroded and can no longer be
experienced as part of a wider agricultural landscape owing
to the modern residential development to the north, east and
west.
3.21 Overall, they are of very low heritage significance. The
residential development of the site would result in the partial
or total loss of the remains within the site.
3.22 In accordance with paragraph 197 of the NPPF, a balanced
judgement is required which has regard to the very low
significance of these non-designated remains.
3.23 Heritage assets in the vicinity of the site were assessed in
terms of their potential to include the site as part of their
respective settings. Only three assets were considered to be
potentially sensitive to the proposed development namely:-

3.25 It is anticipated that the proposed development has the
potential to cause minor, less than substantial harm to the
heritage significance of the Broadway Conservation Area
through change to its setting.
3.26 This low level of harm is anticipated to arise from the loss
of a small parcel of historic agricultural land that can be
experienced when approaching the Conservation Area via the
public right of way which crosses the site, although it must be
recognised that this parcel of land is surrounded by modern
residential development and can no longer be experienced as
part of a wider agricultural landscape.
3.27 There is no statutory protection for the settings of
Conservation Areas; however, in accordance with paragraphs
196 and 201 of the NPPF, this negligible, less than
substantial harm to the heritage significance of the Broadway
Conservation Area through changes to its setting must be
weighed against the public benefits of the proposal.

• Grade II* Listed Broad Close,
• Grade II* Listed Picton House, and
• The Broadway Conservation Area
3.24 It has been concluded that the site makes no contribution
to the heritage significance of Broad Close or Picton House
through setting, and that the proposed development would
cause no harm to the heritage significance of either asset
through change to their settings.
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HABITATS PLAN - GRASS ROOTS ECOLOGY
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ECOLOGY AND BIODIVERSITY
3.28 An Ecological Impact Assessment was prepared by Grass
Roots Ecology Ltd in February 2021. The report details the
findings of the Phase 1 Habitat Survey undertaken at the
proposed site. The assessment states that the proposals have
minimal impact and enhance the existing features present
at the site, with the outline biodiversity net gain calculations
indicating that the proposals achieve at least 23% net gain
through grassland retention, creation and appropriate
management, including new species-rich grassland and
drainage features, in addition to orchard and wider landscape
planting. In order to provide roosting opportunities to
bats and birds, four bat boxes and ten bird boxes should
be erected on suitable retained trees throughout the site.
Overall, the development proposals are considered to be of
low ecological value, providing the appropriate retention,
creation and appropriate management of ecological assets.

LAND OFF MORRIS ROAD, BROADWAY | DESIGN AND ACCESS STATEMENT 29

PRELIMINARY DRAINAGE STRATEGY (OPTION A) - PFA CONSULTING 
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PRELIMINARY DRAINAGE STRATEGY (OPTION B) - PFA CONSULTING 

HYDROLOGY AND DRAINAGE
3.29 A drainage statement was prepared in February 2021 by PFA
Consulting. The report outlines that the geology of the site
will be able to rely on infiltration to provide an acceptable
means of disposal of surface water. An alternative SuDS
based drainage strategy is also proposed with soakaways
providing sufficient surface water drainage for the proposed
dwellings. The two drainage options are presented opposite
and discussed fully within the accompanying drainage
statement. It is ensured there will be no runoff from the site
up to and including a 1 in 100-year storm event including
allowance for climate change.
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PROPOSED ACCESS PLAN
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ACCESS
3.30 A transport statement was prepared by David Tucker
Associates in January 2021. The statement reviewed the
highways and transport implications of the proposed
development, confirming that the location is accessible and
within easy walking distance of a range of village services
and facilities. It is stated that the proposed development
will generate minimal vehicular movements onto the
local highway network, with the existing public footpath
throughout the site being enhanced by new footways, one on
the eastern side of the access road and another through the
community orchard. As a result, the report concludes that
the development is fully in accordance with both national and
local policy and affirms that the impact of the development is
not severe.

VEHICLE TRACKING PLAN
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SITE AND CONTEXT FEATURES PLAN
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OVERVIEW OF SITE AND CONTEXT
3.31 The results of the various site studies are used to inform and
structure the development proposals. These are illustrated,
where appropriate, on the site features plan presented
opposite.
3.32 Site features that will inform and shape the design proposals
include:
• Principal vehicular access to be via an extension of Morris
Road. Adoptable turning facilities will be provided within
the development proposals where appropriate;
• The existing PROW which runs along the western
boundary of the site is to be retained along with the
Cotswold Stone Wall which defines its route;
• Key views identified both within the accompanying
LVIA and Heritage Assessments are to be retained and
incorporated;
• Notable landscape and ecological features are to be
retained and enhanced where appropriate; and
• Appropriate building relationships between existing and
proposed to respect private amenity.
3.33 The application of key urban design objectives will ensure a
high-quality layout is achieved, whilst the early identification
of the sites features will ensure that the proposals are
sensitively assimilated into the landscape and urban fabric.

LAND OFF MORRIS ROAD, BROADWAY | DESIGN AND ACCESS STATEMENT 35

THE DESIGN CONCEPT
4.1

The principles which have been developed to provide a framework by which to create an attractive place, with a consistent and high-quality standard of design. These principles have been derived from the site
assessment, in conjunction with the delivery of a high-quality development which achieves the criteria set out within the NPPF, namely:

Function and Quality
“…will function well and add to the overall quality of the
area, not just for the short term but over the lifetime of the
development”
(Para. 127(a), NPPF 2019)
• New development provides the opportunity to establish a
distinctive identity to a place which, whilst having its own
character, integrates with the surrounding built form and
landscape context;

Visually Attractive
“…are visually attractive as a result of good architecture,
layout and appropriate and effective landscaping”
(Para. 127(b), NPPF 2019)
• Provision of a clear route, accessible by a variety of users,
which consider the design of the space as well as its
function as a movement corridor;
• Integration of existing and proposed landscape features
will help to soften the built form;

• Retention of the existing landscape features on the site
where possible;

• New development will be set within a considered and
attractive landscape setting; and

• In-built ‘robustness’ – the ability of the development,
including individual buildings, to adapt to changes such as
use, lifestyle and demography over time;

• Enrich the qualities of the existing place, with distinctive
responses that complement the setting, respect the grain
of the local area and acknowledge the established local
character.

• Provision of Sustainable Drainage systems to ensure that
the development does not increase the risk from flooding in
the area;
• New development at Land off Morris Road, Broadway will
be designed to deliver the proposed residential use and will
represent value for money in terms of lifetime costs;
• Proposing a quantum and form of development which is
appropriate for the locality; and
• It will be intuitive, comfortable, safe and easy for all to
use irrespective of the environmental conditions identified
within Section 2 above.
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Response to Context
“…are sympathetic to local character and history, including
the surrounding built environment and landscape setting,
while not preventing or discouraging appropriate innovation
or change (such as increased densities)”
(Para. 127(c), NPPF 2019)
• Integration of the development into the existing
surrounding built form of Morris Road and the local area,
particularly in relation to development block form, scale,
height and massing;
• Respond to the existing site topography including
the consideration of key views in and out of the site,
particularly those from public rights of way to the west and
south;
• Retention of the existing landscape features and habitats
on the site; and
• Protection of existing and proposed residential amenity
through the use of frontage development thereby enclosing
rear gardens.

SECTION 4 | DEVELOPING THE DESIGN CONCEPT
Strong Sense of Place

Accessibility

“…establish or maintain a strong sense of place, using the
arrangement of streets, spaces, building types and materials
to create attractive, welcoming and distinctive places to live,
work and visit”

“…optimise the potential of the site to accommodate and
sustain an appropriate amount and mix of development
(including green and other public space) and support local
facilities and transport networks”

(Para. 127(d), NPPF 2019)

(Para. 127 (e), NPPF 2019)

• Position key spaces & focal points where movement
corridors converge to encourage activity and vitality;

• Integration of the proposed development into the existing
movement network of footpaths, and vehicular routes;

• Creation of a development which allows ease of movement
for all types of users;

• Extension of the existing adoptable highway into the
development ensuring its permeability and assisting in
dispersing traffic (vehicular and pedestrian);

• Consider how open spaces will best meet the recreational
needs of the local community, thereby encouraging social
interaction;
• Consider how the type and positioning of enclosures and
soft landscape will clearly define the ownership of the
space between buildings; and
• Incorporate existing and proposed landscape features
into the proposals, so as to enhance the richness and
attractiveness of the streetscape.

• Creation of a legible and permeable development, that
is easy to navigate for all users, with a clear movement
hierarchy providing easily recognisable routes, balancing
the street as a space alongside its function as a movement
corridor; and
• Enhancement and extension of the existing public rights
of way network as an integral part of the development,
particularly facilitating sustainable access to Broadway
High Street and existing employment areas and to
previously inaccessible parts of the site.

Safe, Inclusive and Accessible Places
“…create places that are safe, inclusive and accessible and
which promote health and well-being, with a high standard
of amenity for existing and future users; and where crime
and disorder, and the fear of crime, do not undermine the
quality of life or community cohesion and resilience”
(Para. 127 (f), NPPF 2019)
• Convenient, safe and direct access for all residents to the
existing local services and facilities including schools,
retail, community uses and employment opportunities;
• Creation of a clearly defined public realm through the
provision of continuous building frontage lines and
variations in the methods of enclosure of private spaces;
• Consideration of the proposals in relation to the location
of the buildings on the site, gradients, and the relationship
between various uses and transport infrastructure,
particularly for those with disabilities; and
• Control of access to private areas, particularly rear
gardens.
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INDICATIVE LAYOUT
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SECTION 5 | DESIGN PROPOSALS
MASTERPLAN OVERVIEW

MOVEMENT

PARKING

5.1

The Indicative Masterplan (opposite) proposes both
residential development and open space. The application
boundary contains 9 proposed residential dwellings which
lie along a main adoptable street and a number of private
drives. These include a feature plot – orientated to provide
surveillance to the site entrance, Morris Road and Meadow
Orchard – as well as plots to continue the building line
already established by the existing dwellings on Meadow
Orchard.

5.4

5.8

Parking will be designed in line with the current guidance
contained within Manual for Streets and Worcestershire
County Council’s Streetscape Design Guide at the appropriate
detailed design stage.

5.9

5.5

The location of the development, adjacent to the existing
and established community of Broadway is a positive
characteristic which has been maximised through the
provision of direct and attractive pedestrian routes.

Parking should be provided in a location that is both
convenient and well overlooked. It should be designed to
be as unobtrusive to the street scene as possible, with
screening provided by the use of hedges and planting, where
appropriate.

To the west of the application site on land within the
applicants control is a community orchard. A mown grass
footpath to connect north and south with the existing public
right of way is also to be provided within this area. This
will increase public accessibility within an area which was
previously inaccessible. The community orchard/POS &
mown footpath do not form part of the application proposals,
but could be secured via Grampian Condition.

5.6

The retention of the existing PROW to the west of the
application site is seen as a key part of the development
proposals and in particular the retention of the Costwold
Stone Wall which defines its route. Pedestrians are led into
the site from links created between areas of existing and
proposed developments.

5.7

Cycle use is encouraged through the high degree of
permeability within the layout. With local facilities
located nearby and low vehicular speeds designed into
the development, cyclists will therefore find it safe and
convenient to use.

5.2

5.3

A potential swale feature and attenuation basin form a
natural separation between the proposed residential
dwellings and the community orchard. Throughout the site
and along its boundaries, the existing vegetation is retained
and enhanced where possible.

The Indicative Masterplan illustrates the proposed structure
for movement within the development, including the
proposed vehicular and pedestrian access points to the north
and south and street typologies including the adoptable street
and private drives.
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NATURE. ENHANCED AND OPTIMISED
5.10 Alongside well-designed public spaces the proposed water
management and planting strategies offer the opportunity to
enhance and optimise the development proposals, providing
resilience to climate change and supporting biodiversity.

New Structure of Planting
5.11 Planting within the scheme will be utilised to enrich
biodiversity, assist in place making and create identity within
the development. Along with the elevational treatments of the
buildings, the landscape materials and planting proposals
reinforce the character of the scheme and provide continual
reference to the surrounding landscape.
5.12 Proposed new structure of planting forms important links as
part of the green infrastructure network connecting into the
existing landscape, hedgerows and tree belts. The range of
planting provided could incorporate a number of ecological
enhancements to improve the biodiversity of the site overall.
5.13 At the detailed design stage, particular attention will be paid
to the definition of the public and private realms through the
incorporation of appropriate planting palettes. Specimen
planting could be used to accentuate key spaces and
junctures, creating an attractive and distinctive street scene.
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SUSTAINABLE BUILDING TECHNIQUES
5.14 The proposals will be delivered in line with current building
regulations, and where appropriate, will be built with
sustainable building construction techniques. Sustainable
construction measures could comprise a combination of the
following measures:
• Improved energy efficiency through careful building siting,
design and orientation;
• Sustainable Drainage systems (SuDs);
• Considering fabric efficiency in the design of buildings;
• Use of building materials capable of being recycled; and
• An element of construction waste reduction or recycling.

A sense of ownership
5.15 The proposals create areas that are attractive and with
clearly defined public and private areas that relate well with
one another to help promote a sense of community identity.
The development should enable residents to take pride in
their surroundings, which in turn will help create a sense of
shared ownership and social responsibility.
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SECTION 6 | CONCLUSION
“Well-designed places and buildings come
about when there is a clearly expressed
‘story’ for the design concept and how it has
evolved into a design proposal. This explains
how the concept influences the layout, form,
appearance and details of the proposed
development. It may draw its inspiration from
the site, its surroundings or a wider context.
It may also introduce new approaches to
contrast with, or complement, its context.
This ‘story’ will inform and address all ten
characteristics. It is set out in a Design
and Access Statement that accompanies a
planning application.”
(Para. 16, NDG 2019)

6.1

This Design and Access Statement has set out a clear
explanation of the design process, which has included a
comprehensive and thorough assessment of the site and
its immediate context, the development of a clear set of
principles to guide the detailed design of the site.

6.2

The plans and design approach together with the supporting
illustrative strategies demonstrate how the vision for Land
off Morris Road can be delivered to meet the 3 key NPPF
objectives of sustainable design:

6.5

Land off Morris Road will be a highly desirable place to live
for the 21st century and beyond, reflecting the desirable
elements of the local vernacular. The proposals respect the
local character but also move the community towards a more
sustainable future, through an increase in housing choice.
Development will accord with the principles of high-quality
design and best practice to create a townscape that is both
varied, and yet sympathetic to its environment. The aim is
to achieve a development with a strong identity and distinct
sense of place, whilst at the same time integrating with the
existing community.

6.6

The development proposals will offer the following main
benefits:

• A social objective;
• An economic objective;
• An environmental objective.
6.3

6.4

The development of Land off Morris Road, Broadway provides
a unique opportunity to create a new neighbourhood, building
on the distinctive character of the site. Creating housing
choice, whilst improving public access across the site and the
wider pedestrian network.
The masterplan is founded on best practice urban design
principles, community integration and sustainable
development, with strong links to the wider area.

• The delivery of up to 9 new homes;
• The creation of an integrated and sustainable residential
community with a sensitive relationship to the existing
settlement;
• Delivery of new open spaces for the benefit of both new
and existing residents in the area;
• Providing a development that is well connected, readily
understood and easily navigated, with the delivery of a new
access from Morris Road to the north of the site;
• The creation of a strong landscape structure, focused
around the existing public rights of way, responding to the
local area, and enhancing and optimising the immediate
locality; and
• Promoting the objectives of sustainable development
through layout and design.
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