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Chapter 6 – LANDSCAPE & VISUAL 

AMENITY


6.0
Landscape and Visual


Introduction and Methodology
6.1
This Chapter of the Environmental Statement addresses the development proposals at Land North of Gavray Drive, Bicester, Oxfordshire, with regard to two principal issues:

(i.) Landscape Character: Impacts on the landscape or townscape may arise where the character of areas or features with a particular scenic quality or merit are modified by development.  It is important to place the application site in its landscape context;

(ii.) Visual Context: Impacts on views and visual amenity may arise where features intrude into or obstruct views, or where there is a qualitative change to the landscape within a view.

6.2
The assessment of landscape and visual impact results from undertaking the following tasks:

(i.) Evaluation of the landscape and visual resources (Baseline Conditions) in and around the application site; by both desk top studies and field studies;

(ii.) Identification and analysis of significant changes to the existing visual context and the landscape character as a result of the proposals;

(iii.) A description of measures adopted, in order to avoid, reduce and, if possible, off set any significant adverse effects of the development.

6.3
CPM is an Assessor Grade Member of the Institute of Environmental Management and Assessment (IEMA).  The impact assessment methodology used in the preparation of the landscape study has been developed from the following guidance:

(i.) 'Landscape Character Assessment' produced by The Countryside Agency (Ref: CAX 84) in April 2002;

(ii.) 'Guidelines for Landscape and Visual Impact Assessment' produced by the Landscape Institute (LI) and the Institute of Environmental Management and Assessment (IEMA) in 2002 (Second Edition).

6.4 CPM's resulting methodology is contained within Volume 2 Technical Appendices, Section 6 ‘Baseline Landscape Assessment’ and summarised below. 

6.5 The LI and IEA guidelines stipulate that the significance of any effect should be evaluated, both during the construction phase and following completion of the development.  The significance is determined by assessing the sensitivity of the receptor and magnitude of the change that will occur.

6.6 The assessment process aims to be objective and quantify impacts as far as possible.  However, it is recognised that subjective judgment is appropriate, if it is based upon ‘professional expertise, supported by clear evidence, reasoned argument and informed opinion’.  Whilst changes to a view can be factually defined, the evaluation of landscape character and visual impact does require qualitative judgments to be made.  The conclusions of this assessment therefore combine objective measurement with informed professional interpretation.

6.7 The significance of landscape and visual impact is a function of the sensitivity of the affected landscape and visual receptors and magnitude of change that they will experience.  These approaches are addressed in the assessment matrices illustrated in Figure 6.0 and Figure 6.1.

6.8 The nature of the impact (after construction of the proposal and maturation of the mitigatory measure) can be described as being severe, very high, high, medium, low or negligible.  This description can be further refined as being adverse, neutral or beneficial.

6.9 This assessment of the nature of the impact will depend on the degree to which the proposal and mitigation measures:

(i.) Complement, respect and fit into the existing scale, landform and pattern of the landscape context;

(ii.) Enable enhancement, restoration or retention of the landscape character and visual amenity;

(iii.) Affect strategic and important views in addition to the visual context of receptors.


Baseline Conditions
6.7
Establishing the baseline from which change needs to be measured is an important first stage and this involves considering:

(i.) Landscape policies and designations affecting the site and its setting;

(ii.) The landscape setting of the site;

(iii.) The landscape character of the site and surroundings;

(iv.) Visual assessment.

6.7 Comments received as part of the consultation process or as a result of informal discussions have also been considered. 

6.8 A full copy of the Landscape Baseline Assessment is contained within the Volume 2 Technical Appendices, Section 6 ‘Baseline Landscape Assessment’.

Landscape Policies and Designations Affecting the Site

6.9 Landscape designations that cover the site are set out by policy at a national, regional and district level:

(i.) Planning Policy Guidance (PPG's);

(ii.) The Oxfordshire Structure Plan 2011, adopted August 1998.  This will be replaced by the Oxfordshire Structure Plan 2016 (OSP), currently on Deposit Draft since September 2003, predicted adoption Autumn 2005;

(iii.) The Local Plan is the Cherwell Local Plan, adopted copy, November 1996 (CLP).  The Draft Cherwell Local Plan 2011 (DCLP), was placed on deposit in February 2001.  This was then replaced by the emerging Revised Deposit Draft 2011, in September 2002, hereafter referred to as the emerging CLP, this has since been updated with the Pre-Inquiry Changes (PIC), June 2004.

6.10 A full description of the planning context was provided at Chapter 3 of this document; however, a summary of the relevant regional and district level landscape policies is set out below.
6.11 National planning guidance with regard to countryside and landscape designations is set out in Planning Policy Guidance Note 3 (PPG 3): Housing (March 2000).  PPG3 provides general procedure for the preparation of Development Plan Policies and guidance for local authorities on planning for housing.

6.12 Relevant landscape policies within the OSP include:

Policy EN1: Protection of Landscape Character.

‘The release of a Greenfield site in this location would affect local landscape character.  It deals with the protection, maintenance and enhancement of landscape character, ensuring that development proposals are not detrimental to the local landscape’;

Policy G2: Improving the Quality and Design of Development.  

This policy is among several general policies relating to new development; sensitivity to scale / materials / layout / design and landscaping in relation to the surrounding area, as well as the promotion of reduced travel need.

6.13 The application area itself is covered by the following policies within the Cherwell Local Plan:

(ii.) The designation of ‘Committed site for employment generating development’ covers the majority of the site and is subject to Policy EMP1.  This states that employment generating development will be permitted on designated sites subject to other relevant planning policies.  A tract of land within the western portion of the application area is a ‘Proposed site for employment generating development’ so the above policy would also apply; and

(iii.) Policy R1 seeks to reserve portions of land for recreational purposes; this designation covers the areas adjacent to and including Langford Brook, which lies alongside the sites western boundary.

6.14 Although designations covering the application area have changed significantly through the progression of the Local Plan (see Figure 6.2), within the PIC, part of the portion of land designated as Proposed Recreational Use is retained and the site is proposed for mainly employment generating development.  Changes include the recognition of the County Wildlife Site, new road and footpath linkages and land reserved for future rail development.
6.15 Other relevant emerging CLP landscape policies that are applicable to the site and development proposals include:

Policy EN34: Landscape Character seeks ‘to conserve and enhance the character and appearance of the landscape through the control of development.’  Proposals that conflict with this policy and are inconsistent with local character would not be permitted;

Policy EN35: seeks to retain landscape features of importance ‘to the character or appearance of the local landscape as a result of their ecological, historic or amenity value.  Proposals which would result in the loss of such features will not be permitted.’  Examples of such features within the application area would be the woodland belts, individual trees, ponds and hedgerows.  Tree Preservation Orders (TPOs) exist on the site (see Volume 2 Technical Appendices, Section 6).  In total there are sixteen individual and four group TPOs designated, all falling within the eastern portion of the site, under TPO (No.17), 1990 (designated before the construction of Gavray Drive – see Volume 2 Technical Appendices, Section 6);

Policy EN36: Landscape Enhancement

‘The Council will seek opportunities to secure the enhancement of the character of the landscape, particularly in urban fringe locations, through restoration, management or enhancement of existing landscapes, features or habitats and where appropriate the creation of new ones, including the planting of woodlands, trees and hedgerows’;
Policy EN37: Trees, Hedges and Landscaping seeks to promote management, enhancement and planting of native trees and hedgerows.

6.16 Two Public Rights of Way cross the application area: footpath ref. 3 and ref. 4 (see Volume 2 Technical Appendices, Section 6). The following two policies focus on the role of footpaths and seek to protect Public Rights of Way:

Policy R3: ‘The Council will seek to establish a series of open spaces in Bicester linked by public footpath/ cycleways with the intention of creating a circular route through the town’;   

Policy R4: Rights of Way and Access to the Countryside

‘The Council will safeguard and where possible, enhance the existing public rights of way network.  Development over Public Rights of Way will not be permitted unless a suitable diversion can be secured which will not prejudice public right’;

Policy R8 deals with the provision of areas of public outdoor recreation playing space, specifying 2.43 hectares per 1,000 population, plus arrangements for long-term management.  This is further detailed within the Councils Supplementary Guidance;

(i.) Recreation and Amenity Open Space Provision, The Provision of Open Space in new Development: Guidance Note, Consultation Draft, December 2003;
Policy R9: Amenity Areas 

‘The District Council will seek in connection with all new residential development of 10 or more dwellings the provision of new amenity areas.  Amenity areas should be designed as an integral part of the development and, where possible, complement and enhance neighbouring land’;
Policy EN1: Conserving and Enhancing the Environment

‘In determining planning applications the council will take into account the likely impact of a proposal on the natural and built environment and will seek to enhance the environment whenever possible.  Development which would have an unacceptable environmental impact will not be permitted’;

Policy EN13: Development adjacent to Watercourses deals with the protection and enhancement of watercourses, promoting public access;

Policy EN14: Flood Defence.  The areas directly east of Langford Brook within the application area are identified by the Environment Agency as liable to flooding.  This policy states that such areas will not be granted planning permission if the storage capabilities of the floodplain were affected, if the water flow were to be impeded or if the flood risk were increased; and

Policy EN28:

‘The Council will seek to protect and enhance the ecological value, biodiversity and rural character of the following through the control of development:…  

(v) Otmoor and the floodplain of the River Ray.’

Supplementary Planning Guidance

6.17 Contact with Cherwell District Council confirmed that the following Supplementary Planning Guidance is available in relation to landscape issues:

(i.) Recreation and Amenity Open Space Provision, The Provision of Open Space in new Development: Guidance Note, Consultation Draft, December 2003.

6.18 Other relevant documents published by the council include:

(i.) Cherwell District Landscape Assessment, Cobham Resource Consultants, November 1995 - see Volume 2 Technical Appendices, Section 6);

(ii.) Urban Design Strategy (Banbury, Bicester and Kidlington), Cherwell District Council, Roger Evans Associates, Hillier Parker, 1996;

(iii.) Delivering the Vision, A Housing Strategy for Cherwell to 2005, Cherwell District Council.

6.19 This guidance has been referenced throughout the landscape assessment and used to influence the scheme design and mitigation proposals.

Summary of Policy

6.20 To comply with policy, development proposals, from a landscape perspective, must demonstrate:

(i.) Protection of designated features such as the footpath;

(ii.) Consistency and respect of the landscape context, nearby urban development and existing village settlements;

(iii.) Consideration and mitigation in respect of hydrology and flooding issues associated with Langford Brook

(iv.) Minimal impact on views;

(v.) Incorporation of landscaping and boundary treatments that integrate with the surrounding environment and help create a sense of place.

Landscape Setting of the Site

6.21 The Oxfordshire Vales form a generally flat pastoral landscape of clay lowlands.  The variations in the soils and slight elevations above the flood levels and poorly draining clays, have determined both agricultural activity and that of settlement and transport patterns (see Figure 6.3).

6.22 Graven Hill, approximately 1.5 kilometres from the application area, is the most dominant landscape feature in the valley, rising to approximately 115m AOD, however, being MOD land, there is limited public access.

6.23 In the floodplain the predominant landuse is pasture contained by thick and generally high hedgerows with occasional hedgerow trees of Oak and Ash.  The riparian vegetation is significant, with pollarded willows, ash, poplar, alder and shrubby willows marking the locations of streams and rivers.  Roadside hedgerows leading to Bicester are tall and dense, introducing a rural character into Bicester’s urban edge.

6.24 Villages such as Launton, Ambrosden and Stratton Audley are compact and nucleated, forming a sparse settlement pattern, across the valley floor, surrounding Bicester.  This is an area that has grown rapidly within recent years with a mix of housing, commerce and industry.

6.25 Where the vernacular architecture has been retained, typical materials are red brick and / or limestone with slate or thatch roofs. 

6.26 Urban development comprising light industry and employment areas are a dominant feature along the eastern edges of Bicester, following the main transport routes of the A4095 (Gavray Drive) and Birmingham to London railway line.  These transport links are significant features in the valley, influencing development and access to Bicester.  To the north lies the disused airfield of RAF Bicester (selected for future residential development within the CLP) and the MOD land of Graven Hill to the south.
6.27 The major transport corridor of the M40 lies approximately 4.5km to the west of the site.  The site lies approximately at the intersection of two rail links; the Aylesbury Line and defining the western boundary of the application area, the Oxford and Thames Valley Line (a branch line connecting Bicester Town station to Oxford).  The Aylesbury Line runs parallel to the north of the application area, connecting Bicester North station to Birmingham and London.
Landscape Character of the Site and the Surroundings

6.28 The purpose of assessing the landscape character is to ensure that any proposed changes would maintain, complement or enhance the distinct landscape character of the area.
6.29 Landscape character can be assessed at different scales, from the national and regional, down to the county, district and site specific.
6.30 Whilst no policy or best practice guidelines for suitable development within landscape character areas are generally provided, Cherwell District Council have produced an Enhancement Strategy as part of their Landscape Assessment, this is detailed from paragraph 6.35 of this document.  The assessment of the landscape will assist in understanding what key features define the character so that:

(i.) Features which make an essential contribution to the character and local distinctiveness are maintained, enhanced and managed;

(ii.) Changes can be successfully accommodated within the existing context;

(iii.) Improvements and enhancements can be made where uncharacteristic features detract from the natural beauty of an area.

6.31 The landscape character of the area is categorised by the Countryside Agency as being ‘Upper Thames Clay Vales’ (Character Area 108).  An extract of the Character Area description is contained within Volume 2 Technical Appendices, Section 6.  Principal characteristics include:

(i.) Regular well-ordered patchwork field pattern with dense hedgerows;

(ii.) Enclosed pastures of the claylands;

(iii.) 18th century enclosure landscapes;

(iv.) Gently undulating, low-lying landscape of mixed farmland; and

(v.) Lacking in woodland cover.

6.32 The ‘Upper Thames Clay Vales’ is characterised by enclosed pastures of the claylands within a flat, broad lowland landscape.  Isolated areas of higher ground punctuate the flat open character of the landscape.  Adjoining the river valleys are secluded pastoral areas on higher ground and open arable land with thick hedges. 

6.33 Within the Upper Thames Clay Vales the gravels of the river terraces have been extensively exploited, resulting in an altered landform of active and disused water filled pits.

6.34 At a district level, the Cherwell District Landscape Assessment CDLA (Cobham Resource Consultants, November 1995) classifies the area including the site as the ‘Otmoor Lowlands’ character area.   

6.35 The key characteristics of the Otmoor Lowlands Character Area are:

(i.) Low lying, flat, wet landscape;

(ii.) Oxford clay;

(iii.) Overgrown Hawthorn and Blackthorn hedges.

6.36 A flat pastoral landscape of mixed farmland with willow lined watercourses (e.g. Langford Brook) in the floodplain of the River Ray.

6.37 Distinctive features within the landscape are the isolated hills rising up to 115m AOD, around 50m higher than the surrounding land, some of which are capped by woodland tree cover and in some cases military development.  This military development takes on the form of uniform high-density housing development and high security fencing (i.e. Graven Hill and Bicester Airfield).

6.38 The CDLA further categorises the character areas into landscape types, the application area falling into the Urban Fringe landscape type (T5) due to the influence of adjacent industrial/employment areas and transport infrastructure.  

6.39 The Enhancement Strategy for landscape intervention classifies the application area as a ‘Restoration Landscape’.  New developments within ‘restoration landscapes’ are required to have a strong landscape framework and seek to enhance the landscape as well as to integrate with the surrounding area.

6.40 The urban fringe character type which covers the application area is also classed as a ‘Restoration Landscape’ under the Enhancement Strategy for landscape intervention, as described below:

(i.) ‘Their character and structure are often quite seriously degraded, although they do retain some discernible remnants of their former character’;

(ii.) ‘Potentially these landscapes have a greater capacity to accommodate positive change because their former character has already been so substantially weakened.’

6.41 New developments within ‘restoration landscapes’ are required to have a strong landscape framework and seek to enhance the landscape as well as to integrate with the surrounding area.

6.42 The application area is typical of the above character types.  Riverside pasture and grass leys are divided by thick hedgerows, many of which have a wet or seasonal ditch associated with them.  Urban development, including housing, light industry and transport infrastructure are evident in the surrounding area.

6.43 The application area is characterised by pasture, small linear field compartments and tall, mature boundary hedgerows.  The dominant, physical elements within the application area are the mature standard oak trees that are an important and sensitive landscape receptor.

Summary of Landscape Character

6.44 The landscape assets within the site include; the distinctive mature Oak trees, the riparian vegetation and watercourse of Langford Brook, open paddocks, the strong hedgerow network and the distant views across the valley landscape to rising ground to the south.  In relation to landscape features within the application area, the site has a strong landscape character and is representative of the wider surrounding area.  Scope exists to enhance these features / assets within the development framework.
6.45 The main detracting elements within the landscape are the large warehouse block visible to the north and west of the application area and the transport corridors that encompass the site, evoking an urban fringe character.  In the context of this and nearby recent development (Langford Village and Bicester Fields Farm), residential development within the application area would add to the ‘new character’ of this ‘built’ landscape, having a limited impact on the existing landscape character and setting of the application area. 

Receptors of Change

6.46 The main landscape receptors, that is to say, the principal elements of the existing landscape likely to be affected by the proposed development are as follows:

(i.) Landscape character – potential loss of the enclosed pastureland field network;

(ii.) Topography – alteration of existing ground levels;

(iii.) Public rights of way – change in character and views.

Sensitivity to Change

6.47 Although there are no statutory landscape designations applicable to the application area or its immediate surroundings, the application area is considered to be of Medium Local Importance, with characteristics reasonably tolerant of change.  Factors which influence the sites sensitivity to change include:

(i.) Undamaged strong character of the application area, being representative of the wider surrounding landscape, though encroached upon by surrounding development and urban infrastructure;

(ii.) Limited extent of the Visual Envelope.


Impact Assessment

The Visual Envelope

6.48 The Visual Envelope (VE) defines the area that is visible from the site, or the surrounding area from which any part of the proposed development will be seen.  The VE was mapped in May 2004 whilst the vegetation was in full leaf.  The VE has been based on views from external spaces within the public domain and not from inside buildings or private gardens.  Views from within the application site have identified those private views, which would be affected by the proposed development.  The extent of the VE is illustrated on Figure 6.4.

6.49 The most extensive views are from the central area of the site, where the flat valley landscape allows distant views to the south and the rising wooded ground associated with Graven Hill (115m AOD).  The VE is limited to the north of the site, by the densely vegetated rising ground associated with the Aylesbury rail line.

Visual Context

6.50 Views to and from the application area form the basis of the assessment of visual impacts.  Viewpoints for examination as part of the impact assessment, in order to provide a representative conclusion, vary in the sensitivity of the receptors, a factor that depends upon the location of the viewpoint and activities of the viewers.  

6.51 The viewpoints to be assessed have been divided into primary and secondary views.  This indicates the importance of the view, a principal factor in assessing the significance of any visual impact.

Principal Views

6.52 The survey has identified nine principal views towards / from the site.  The photo viewpoints and a full description of the principal views are contained within Volume 2 Technical Appendices, Section 6 and illustrated on Photo viewpoints 1-9; the principal views include:

(i.) Photo viewpoint 1: Looking southwest from Gavray Drive adjacent to the northeast corner of the application area, the rising ground to the north associated with the Aylesbury railway line is visible.  There are no available long views from this point due to the flat topography and dense vegetation within the application area;

(ii.) Photo viewpoint 2:  From Gavray Drive / A4095 looking northwest towards the application area.  The Aylesbury railway line is visible, passing over Gavray Drive, allowing train passengers glimpsed views onto the application area from an elevated viewpoint;

(iii.) Photo viewpoint 3: Looking north from the corner of Gavray Drive, at the roundabout, the thick, high hedgerow boundaries limit views in all directions;

(iv.) Photo viewpoint 4: From the bridge crossing the Langford Brook, looking west along Gavray Drive, clear views are available across the western portion of the application area, with a backdrop of mature woodland belts and an industrial warehouse.  Rooftops of three storey residential dwellings associated with Bicester Fields Farm are visible beyond dense vegetation associated with the open space adjacent to Langford Brook.  

(v.) Photo viewpoint 5: From the southern section of Gavray Drive, looking south towards the properties overlooking Langford Brook linear park.  Filtered / limited views are available beyond dense strips of vegetation, from first floor windows of these private dwellings;

(vi.) Photo viewpoint 6: Looking northeast from within the application area, on footpath ref. 3, large industrial blocks exist adjacent to the site, to the north and west.  The view is fringed and limited by mature hedgerows and woodland belts, both internally and along boundaries. 
(vii.) Photo viewpoint 7: View from footpath ref. 3, in the northwest corner of the application area, looking out across the flat extent of the western portion of the site, towards Gavray Drive.  Views are available to a limited number of private dwellings to the south of Gavray Drive;
(viii.) Photo viewpoint 8: Looking west upon entering the application area on footpath ref. 4, from Gavray Drive.  Dense hedgerows and scrub vegetation limits and filters views in all directions;

(ix.) Photo viewpoint 9: From the elevated position of bridleway ref. 9 on Blackthorn Hill (80m AOD) some 1.6km southeast, there are distant filtered views to the application area, which can be located by the large warehouse block associated with Bicester Park which lies to the north of the site. 

Receptors of Change and Their Sensitivity

6.53 The main receptors likely to experience visual change arising from the proposed development have been identified below and classified according to their sensitivity into primary, secondary and tertiary viewpoints.  These receptors are illustrated on Figure 6.5: Viewpoint Sensitivity Plan and Viewpoint and Landscape Character Assessment Sheets that follow. 

Primary Viewpoints

6.54 Views from the most sensitive receptors i.e. those places from which the greatest magnitude of change may be experienced:

(i.) Public Footpath ref. 3, which crosses the western portion of the site (see Photo viewpoint 6); 

(ii.) Public Footpath ref. 4, which crosses the eastern portion of the site (see Photo view point 8).
Secondary Viewpoints

6.55 Views from sensitive receptors within 1 kilometre of the site i.e. those places where a moderate magnitude of change may be experienced.  Secondary receptors include views from people engaged in outdoor sports or recreation, including people in cars and those driving on local roads.  Such views can be classified as Medium Sensitivity receptors:

(i.) Sections of Gavray Drive and associated private properties; 

(ii.) Oxford and Thames Valley railway line;
(iii.) Aylesbury railway line.

6.56 It is recognised that there are also glimpsed views from Low Sensitivity receptors, such as views from public places and private properties over 1km from the application area and/or glimpsed filtered and within 1km of the application area.  These tertiary views are not illustrated as photo viewpoints, with the exception of Photo viewpoint 9.

Impact Identification and Magnitude

6.57 The second task in preparing the Impact assessment is the systematic identification of all the potential landscape and visual impacts at different stages in the life cycle of the development.

6.58 This process is based on the anticipated effects of the development, either temporary, or permanent as summarised below.

Temporary Impacts

6.59 In general terms the impacts resulting from the construction phase of the building programme will be temporary, operating over several phases, lasting no more than seven years.  Construction activities can be a source of significant disruption and visual intrusion, albeit over a relatively short period of time. Appropriate measures will need to be put in place to avoid and reduce these impacts.

6.60 The principal components of construction phase likely to affect the landscape and visual amenity include the following:

(i.) Fencing to identify and protect wildlife areas and retained trees before and during construction;

(ii.) Site clearance, removal of vegetation;

(iii.) Site access and haulage routes;

(iv.) Fixed construction plant such as cranes;

(v.) Mobile construction plant, such as pneumatic breakers;

(vi.) Excavators, compressors and lorries;

(vii.) Cut, fill and disposal;

(viii.) Stockpile and material storage areas;

(ix.) Site huts and protective hoardings;

(x.) Utilities, including water, drainage, power and lighting.

Permanent Impacts

6.61 The impact of the development will continue through its lifespan.  The principal aspects of the proposals, which are likely to have a permanent impact on the landscape character, landscape features and visual amenity, are summarised as:

(i.) Loss of selected hedgerows and a limited number of mature trees;

(ii.) Loss of existing site surface of approximately 13ha (32 acres) in relation to residential development of approximately 500 dwellings of maximum 10 metres (three storeys) in height;

(iii.) Introduction of lighting into the application area, along roads and throughout the development;  
(iv.) Ground level alterations of a maximum of 1 metre elevation to parts of the western portion of the site only;

(v.) New landscape planting.

6.62 The impact of the new predicted permanent features will persist during the operational lifespan of the development, with some decrease over time due to the mitigation measures and receptor adjustments.
Indirect Impacts

6.63 The following consequential elements of the scheme could have a landscape and visual effect:

(i.) Upgrading of local highway infrastructure and new signs including highway modifications;
(ii.) Upgrading of rail network.
Impact Prediction and Significance

6.64 The predicted impact on the landscape and visual receptors along with significance of the impacts is assessed using the matrices shown in Figures 6.0 and 6.1.  These are based on published best practice.  The impact on the landscape character receptors listed and the visual receptors are also described and assessed in the figures and summarised within tables within the figures.
Direct Impacts on Landscape Character

Temporary Impacts:

(i.) Change in character to the river corridor associated with Langford Brook as a result of adjacent construction activities;

(ii.) Change in character of application area in general from enclosed pastureland to construction site;

(iii.) Change in character of public rights of way in the vicinity of the site from principally rural / urban fringe to construction site with visual and noise disturbance due to construction activity.

Permanent Impacts:

(i.) Change in character of the application area from semi-enclosed grassland / paddocks to residential development and associated infrastructure;

(ii.) Change in the character of public rights of way in the vicinity of the site from principally rural with urban influence to residential development and associated infrastructure;

(iii.) Change in the character of the river corridor of Langford Brook due to enhancement and habitat creation.

Impacts on Visual Amenity

Temporary Impacts:

(i.) Distant views north from the bridleway ref. 9 at Blackthorn Hill towards the construction activities and site compounds during the period of construction;

(ii.) Restricted access and disturbance of views from footpaths ref. 3 and ref. 4 as a result of construction activities and associated site compounds; and

(iii.) Glimpsed, filtered views from sections of Aylesbury / Oxford & Thames Valley railway lines, Gavray Drive and associated residential properties of construction activities and associated site compounds.

Permanent Impacts:

(i.) Distant indistinct views northwest from bridleway ref. 9 on Blackthorn Hill towards the application area and associated traffic movements of Gavray Drive.  At this distance the most significant affect will be the reflection of natural light off moving vehicles, during winter months and the presence of vehicle lighting during hours of darkness;

(ii.) Glimpsed, filtered views from residential properties along limited sections south of Gavray Drive, within the Langford Village Development;  

(iii.) Views from public footpaths ref. 3 and ref. 4 will be directly affected by the development, especially where the footpath passes through the application area itself;

(iv.) Impact on views to the application area from residential dwellings alongside the northern section of the Langford Brook linear park, pedestrian and vehicular users of Gavray Drive.  The areas immediately adjacent to Langford Brook are visually sensitive due to the open characteristics of the views across semi-enclosed grassland paddocks will be disturbed by the presence of residential dwellings as a backcloth and the associated movement of traffic through the landscape.

Lighting:

6.65 The development will require the use of lighting along all internal roads.  This will introduce new sources of light into a landscape that is currently unlit, although the southern parts of the site are influenced by the light sources associated with the existing residential development to the south of Gavray Drive and along the road corridor of Gavray Drive / A4095. 
6.66 The impact of lighting will be seen slightly further away than the physical structure of roads or the vehicles using it, due to the glow effect.  Light pollution originates from:
(i.) Light spill – light that trespasses beyond the area of need;

(ii.) Upward Light and Upward Reflected Light – also known as ‘sky glow’ this results from misaligned lights and reflected from surface treatments;

(iii.) Light Scatter – light will be defracted by dirt on the glass or in the atmosphere.
6.67 Whilst modern lighting installations can be more carefully considered these factors have been accounted for in the design of the residential development and public open space.
6.68 The proposed development will include the introduction of lighting into the application area.  The potential receptors of visual impact have been identified above, within this chapter.  However, it is likely that the existing degree of enclosure and landscape framework upon the site will reduce the magnitude of impact of night time lighting.
6.69 Effects on the night time views will be significant due to the need to extend lighting into the development site currently only affected by light spill and scatter from the adjacent edge of the urban area.  The lighting effects should be seen in the context of the urban area.  Nevertheless mitigation measures will need to be incorporated into the lighting design strategy to minimise such impacts as set out below.

Mitigation
6.70
The project landscape consultants have been involved with the development of the scheme proposals throughout the design process.  Therefore the proposals have responded to landscape issues as appropriate.  How landscape and visual mitigation has been included within the scheme design is detailed below (see Figure 6.16: Proposed Landscape Mitigation and Enhancement Framework Plan).
6.71 This section describes how the temporary and permanent impacts on both landscape character and visual amenity can be mitigated.  Mitigation takes the form of:

(i.) Avoidance of adverse effects;

(ii.) Reduction of adverse effects; 

(iii.) Compensation of adverse effects.

6.72 This section also explains how the scheme goes further than providing basic mitigation, by yielding opportunities for the enhancement of some aspects of the wider landscape and visual resources of the site.

Avoidance of:

(i.) Unnecessary diversion of existing footpaths; 

(ii.) Built development immediately adjacent to the most visually sensitive areas such as adjacent to the river corridor of Langford Brook; 

(iii.) Use of unnecessary road embankments and associated infrastructure such as lighting; 

(iv.) Unnecessary damage to existing trees and hedgerows by fencing off vegetation to be retained before construction;

(v.) Removal of existing hedgerows and tree belts by incorporating them within the development open space and footpath network.  Only one tree, protected by a TPO will be lost due to the development.
Reduction:

(i.) Construction of built form to a maximum height of three storeys (approximately 10m), in small groups across the application area in accordance with surrounding developments, maintaining the open characteristics of the landscape and retaining glimpsed/filtered views southeast to the rising ground;

(ii.) Manipulation of the siting, scale, form, density and massing of the proposed buildings and use of combined landscape elements including fencing, hedging and tree planting within the development to enhance the character of the site;

(iii.) Dwellings will be built in clusters, courtyards and cul-de-sac for social and environmental reasons.  This will also tend to contain the effects of street lighting;

(iv.) The location of housing areas will utilise the sites existing compartmentalised structure based on the field pattern, retained hedgerows, hedgerow trees and protective buffers and bunding.  Retained hedgerows and tree belts will provide green wedges separating housing areas and provide sites for new planting, incidental open space and pedestrian links between the clusters, existing parts of Bicester and open grassland areas; 

(v.) Restricting the height of light columns and increasing the number deployed as far as providing a safe environment for pedestrian and vehicles;
(vi.) Retention of the existing boundary vegetation and bunding associated with Gavray Drive;

(vii.) The reinforcement of existing hedgerow and tree planting, enhancing the ‘green link’ of the Langford Brook linear park;

(viii.) Careful choice of route alignment for roads and footpaths/cycleways to minimise impact on mature trees and hedgerows within the application area;

(ix.) Within the constraints presented by planting seasons, the implementation of landscape planting will be phased so that it occurs concurrently with construction work;

(x.) Retention of public footpaths ref. 3 and ref. 4 across the site following the construction phase.
6.73
Considering lighting provision for the development and the link road, potential light pollution will be addressed and mitigation measures adopted.  As follows: 
(i.) Consultation of relevant literature, BS 5489, EN 13201, and Lighting in the Countryside: Towards Good Practice (Countryside Commission 1997);

(ii.) Lighting only up to the edge of the area needed for public amenity and safety;

(iii.) Lighting equipment will be chosen to minimise the upward spread of light;

(iv.) To reduce glare the main beam angle will be adjusted so that it is not directed towards potential observers.

Compensation:

(i.) Replacement native tree and hedgerow planting, and new grassland mix to compensate for the surface vegetation and habitats lost during the construction phase;

(ii.) Pond restoration and creation to replace habitats lost during construction;

(iii.) Loss of relatively open views along footpaths will be remedied by the retention of long views out to local hills from areas of public open space and by providing new footpaths and footpath / cycleways within the application area;

(iv.) Improved management of trees retained alongside areas where trees have been felled, to encourage healthy future growth;

(v.) Strengthening of existing hedgerows by filling existing gaps with new planting to compensate for loss of hedgerows and gaps created for new access.

Enhancement Measures:

(i.) Enhancement through a strengthened management plan for the areas of grassland retained, adjacent to Langford Brook will allow for the establishment of seasonally flooded wetland areas and associated marginal native planting.  Since these areas are to be retained and physically unaffected by development;

(ii.) Existing trees, hedgerows and ponds will be protected, maintained and managed to ensure a healthy condition is created and sustained.  This will involve some planting within existing woodland belts to improve the age structure.  Existing ponds within the application area will be re-excavated where required and enhanced with new marginal planting to improve the pond habitat and its ecological potential.  These features will provide visual interest and benefits for local wildlife;

(iii.) Individual tree planting throughout the site in the form of street trees and parkland trees in areas of open space and new hedgerow planting.

Residual Effects:

6.74 The landscape character and visual effects of the development proposals upon the wider landscape are considered to be negligible; however, in terms of local landscape and visual effects the impacts of the proposals are slightly more significant.


Landscape Character:

6.75 The mitigation proposals include ecological enhancements to areas adjacent to Langford Brook, adoption of approximately 4.7ha  (2.21 acres) as a County Wildlife Site and the implementation and management of a new wetland habitat.  The proposed retention of grassland areas adjacent to Langford Brook, to the west of the application area, will involve some a management strategy to enhance the wetland habitat, flora and fauna.  The mitigation strategy would reduce the permanent residual effects of the adjacent development to be low (beneficial).

6.76 The change in the setting of public footpaths (ref. 3 and ref. 4) due to the proximity of the residential development would impact upon the character of the footpath, from principally rural to more urban in character.  Mitigation measures for the retention of the existing Public Rights of Way and the creation of new footpaths and cycleways are considered to be medium (adverse), since, although the route will remain unchanged there will be a substantial permanent alteration to the character of the existing right of way.

6.77 Loss of some 593m of tree belts/hedgerows and loss of a limited number of trees, 6no. in total.  This would have a low (adverse) impact upon the landscape character of the application area provided that future management plans for the protection and enhancement of the existing trees and hedgerows were implemented and replacement planting carried out. 

6.78 There would be a noticeable change in the character of the landscape of the application area.  The enclosed linear parcels of pastureland of the eastern portion of the site and the open paddock of the western portion would become residential development land, including associated infrastructure.  There would be a significant increase in activity due to the increase in residential dwellings, the proposed primary school and local facilities.  Mitigation planting and management will be used to enhance an otherwise neglected landscape, thus creating an additional area of public access land; the permanent residual landscape effects upon the existing floodplain paddock landscape, are considered to be low (adverse).

Visual Amenity

6.79 The permanent residual effect on the visual amenity of Public Footpaths ref. 3 and ref.4 is considered to be medium (adverse) due to the inherent sensitivity of Public Rights of Way and the significant change in views, from more open and rural to residential and enclosed.

6.80 Views from the retained footpaths (ref. 3 and ref. 4) will be significantly affected, especially where the footpaths pass through residential areas.  The degree of visual effect is considered to be medium (adverse); however, views across the retained grassland and river corridor will be improved through the implementation of native planting, management and enhancement schemes.

6.81 Views from and across the northern section of the Langford Brook linear park and from associated private dwellings towards the application area will change as a result of development and increased traffic along Gavray Drive.

6.82 Although the majority of the development will be at-grade with the existing landscape and the limited views across the site to distant higher ground will be retained, a significant degree of visual disturbance will be created by the movement of traffic, especially during hours of darkness.  The permanent residual visual effects upon the users and residents to the south of Gavray Drive are considered to be medium (adverse).

6.83 Although a number of existing landscape features will be reinforced and new planting of native species will add visual interest to localised views, a significant degree of visual disturbance will be created by the increased movement of traffic, especially during hours of darkness.  The permanent residual visual effects upon users of Gavray Drive are considered to be low (adverse).

6.84 The visual effect on the passengers travelling on the two railway lines which border the site (Aylesbury railway line and Oxford & Thames Valley line) will be negligible (adverse) due to the filtered/glimpsed views only available at speed. 

Monitoring
6.85 There is no proposed monitoring of landscape impacts following completion of the project.

Conclusion

6.86 A comprehensive assessment of the landscape and visual effects of the residential development and associated infrastructure has been carried out in accordance with the relevant good practice guidelines.  This has addressed the effects on landscape character of the Upper Thames Valley and the effect on views across the application area from Langford Village and Bicester Fields Farm. 
6.87 Without the development, the grassland paddocks would largely remain in agricultural use as grazed farmland.  It is unlikely that the condition of the existing landscape features such as the overgrown hedgerows and declining health of trees would be substantially improved otherwise.

6.87 The effects considered of medium adverse significance (and therefore the most effected) from the completed development with mitigation will be:

(i.) The change in character and in views from the two footpaths which traverse the application area;

(ii.) The change in views from existing residential properties adjacent to Gavray Drive.

6.88 These effects have been assessed to be of medium significance largely due to the change in character from predominantly rural urban fringe to urban in nature.

6.89 The overriding landscape principle for the development is to integrate the residential development and associated infrastructure into the existing landscape and the developments of Bicester Fields Farm and Langford Village.  This will be realised by constructing the large proportion of the development at-grade with the existing topography, reinforcing existing landscape features and retaining principal views.  However, the development will alter the character of the Otmoor lowlands.  Views across the valley to the distant rising ground of Graven Hill and Blackthorn Hill will also be restricted in places as a result of two-three storey dwellings in the close vicinity.

6.90 The residential development would include infrastructure such as a primary school and local facilities; as well as increasing traffic and general activity in the area, this would benefit the local community and increase available resources. 

6.91 The construction and implementation impacts of the development can be summarised as being low (adverse), and where avoidance mitigation has not been possible, planning, design and landscape planting measures seek to reduce the effects.  

6.92 The most significant effect of the mitigated development will be the increased activity and visual disturbance of moving traffic through the landscape, particularly the presence of vehicular lighting during hours of darkness.

6.93 The detailed execution of the landscape mitigation proposals for the residential development will be controlled and developed through consultation with Cherwell District Council, and thereafter, through the development control process. 

6.94 The scheme proposed for Land North of Gavray Drive, complies with policy and respects landscape character in the following ways:

(i.) Protection of Public Footpaths ref. 3 and ref. 4, retaining pedestrian links to the wider landscape;

(ii.) Loss of relatively open views along footpaths will be remedied by the retention of long views out to local hills from areas of public open space and by providing new footpaths and footpath / cycleways within the application area;

(iii.) Consistency and respect of the landscape context, nearby urban development and existing village settlements, through design, materials, scale, form and density;

(iv.) Careful choice of route alignment for roads and footpaths/cycleways to minimise impact on mature trees and hedgerows within the application area;

(v.) Incorporation of existing boundary treatments that integrate with the surrounding environment and help create a sense of place; and

(vi.)
Reinforcement, integration, protection and enhancement of existing landscape features within the development and open space provision to replace habitats lost during the construction phase.
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