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Sent: 23 July 2015 14:09
To: 'Catherine Tetlow'; Bob Duxbury
Subject: RE: 14/02004/HYBRID (CDC) 14/02063/OUT (WODC) Land South Of Perdiswell Farm Shipton Road Shipton On Cherwell

Catherine / Bob

Please consider my response.

The Landscape Visual Impact Assessment (LVIA) is comprehensive but raises a number of questions of public perception and the importance of Woodstock Conservation Area and Blenheim Palace World Heritage Site. 

I have previously been in touch with Aspect Landscape Planning, the author of the report, over the range of photo-viewpoints and these now show an accurate representation of the site and its surroundings from visual and residential receptor experience. 

I have considered what I feel to be the relevant policies and guidance in respect of this planning application. 

CDC Submitted Local Plan 

Policy ESD 13 Local Landscape Protection and Enhancement
Proposals will not be permitted if they would:
• Cause undue visual intrusion into the open countryside
• Cause undue harm to important natural landscape features and topography
• Be inconsistent with local character
• Harm the setting of settlements, buildings, structures or other landmark features, or
• Harm the historic value of the landscape.

All the above bullet points I feel to be relevant.

WODC Local Plan 

POLICY BE4 - Open space within and adjoining
Proposals for development within or adjoining the built-up area should not result in the loss or erosion of:
a.an open area which makes an important contribution to:
ii. the visual amenity or character of the locality; (my emphasis) It is obvious that visual amenity is going to be greatly harmed by this development. The human receptor, residential and walker will experience the loss of the open fields and the loss of the appreciation of the wider views of the wooded hill of Bladon Heath and High Lodge. Tourists and visitor ‘receptors’ have highly sensitive to their environment, especially as the Oxford Road approach to Woodstock appears to ‘set the scene’, heightening receptor’s anticipation of the visit to Woodstock and Blenheim Palace. For this experience the historic and landscape context is important!

b. a facility of benefit to local residents; (my emphasis) The residential receptors to appreciate the open landscape setting of the field and the wider views of the aforementioned areas.

History and Conservation Area
3.47.The context to the site and the wider area will vary between different sites in the same Conservation Area and, of course, between Conservation Areas. It is therefore important to carefully consider the influence of the development on the Woodstock Conservation Area.

In respect of history consider
3.68. There are 16 Parks and Gardens of Special Historic Interest in West Oxfordshire. These are identified on the Proposals Map and are listed in Figure 3.2. Although the listing of the sites carries no statutory obligations, the Government has advised local authorities to consider the impact of development upon such historic parks and gardens as a material consideration in planning terms and to consult English Heritage on any development proposals that may affect them. Historic Parks and Gardens are an essential part of the nation’s heritage, the Council will resist proposals for development that would damage their appearance or character, whether they are registered or not.

And in respect of the setting of the WHS:
‘The extent and importance of setting is often expressed by reference to visual considerations. Although views of or from an asset will play an important part, the way in which we experience an asset in its setting is also influenced by other environmental factors such as noise, dust and vibration from other land uses in the vicinity, and by our understanding of the historic relationship between places. For example, buildings that are in close proximity but are not visible from each other may have a historic or aesthetic connection that amplifies the experience of the
significance of each.’(my emphasis) Planning Practice Guidance – Conserving and Enhancing the Historic Environment Paragraph 13. In my view the proposed development does compromise the historic and aesthetic connection between this open setting (application site) as experienced on the approach road for visitors, both pedestrian and vehicle receptors, and local people. There is obviously going to be strong emotive response for individuals and groups in respect of the  importance of historical and landscape setting of Woodstock and Blenheim Palace 

Furthermore the proposal is  contrary to the Adopted WOLP 2011 policy BE2 
e. the landscape surrounding and providing a setting for existing towns and villages is not adversely affected, thus:
The application site is a landscape setting to the eastern urban edge of Woodstock. The openness of the site is such as to allow visual receptors to experience the openness and views contained by the woodland belt on the northern and eastern boundaries. The strong landscape characteristic being woodland containing the site on the aforementioned boundaries. The woodland associates well with the Woodland of Campsfield Wood on Oxford Road, the wooded hill of Bladon Heath and High Lodge to the south. However visual/visitor/local receptor will experience screen tree planting as major character change to the Oxford Road, contributing towards a strong feeling of enclosure, and perhaps oppressiveness, combined with their knowledge that the main function of the trees is to screen the harmful effect of the mixed use development. The assertion in the LVIA that the Parkland ‘feel’ reflects that of Blenheim Palace is false, given that the parkland strip will be a recent addition in historical terms and so does not portray Blenheim’s real ‘landscape of power’; there is no historic landscape relevance for this! 

And to reinforce the argument:
‘……….great care will be taken to avoid over-development which would damage the amenities of the area and adversely affect the quality of life for people in that area’ -3.13 and ‘Existing features which are of landscape, topographical, historical or ecological importance are to be retained and adequately protected and enhanced. Features likely to be of high value include existing open space, attractive views, landmarks, trees, hedgerows, (my emphasis) ponds, stone walls, paths, or historic tracks.’- 3.17

Moreover in respect of visual amenity the development is contrary to policy BE4 – Open space within and adjoining

Proposals for development within or adjoining the built-up area should not result in the loss or erosion of:
ii. the visual amenity or character of the locality; the visual amenity.  

Furthermore the Adopted WOLP states: ‘To the general public and residents of a village or town, open spaces have two basic functions, which are not mutually exclusive. The first is to provide recreational value, which can be quite easily identified. The second is the value which spaces give to the character of a village, the sense of identity for the settlement and its relationship with the wider landscape. (my emphasis)This is undoubtedly more difficult to describe, but these are the particular spaces that give settlements their unique identity.’ (my emphasis)

Public perception and understanding of the physical environment of Blenheim Palace and its surrounding is supported by old and current OS maps and Google Earth’s satellite imagery. These tools enable understanding of the historical/landscape physical relationship between Blenheim Palace, Woodstock and Bladon Conservation area. In my opinion this development proposal will unsettle the balanced relationship of Woodstock’s ‘historic centre’ and its urban approach (Oxford Road), the World Heritage Site, and Bladon Conservation Area. The development will obliterate the open landscape setting that is the application site, and contribute unfortunate urban encroachment onto attractive countryside.  Because of this the Magnitude of Change is Very High combined with the Very High Sensitivity of the landscape receptor, which resulting in a very high Significance of Effect rating of Substantial/Adverse.

With consideration of POLICY BE5 - Conservation Areas
The special architectural, historic and environmental character or appearance of the Conservation Areas will be preserved or enhanced. Every effort will be made to ensure that this character or appearance is not eroded by the introduction of unsympathetic development proposals either within or affecting the setting of the designated area. (My emphasis) These proposals will not enhance but intrude onto the setting of the eastern edge of Woodstock and its Conservation Area and the Oxford Road approach. The Oxford Road approach being part of the Conservation Area setting. 

With consideration of POLICY BE11 - Historic Parks and Gardens
Development will not be permitted that adversely affects the character, setting, amenities, historical context (my emphasis) ……….  I emphasise the importance of the experience of the visitor or tourists. With this development there will be a perception of varying degrees of harm (adverse effects) amongst visitor/tourist (receptors) as they approach Woodstock’s historic core.

Furthermore: 
 Although the listing of the sites carries no statutory obligations, the Government has advised local authorities to consider the impact of development upon such historic parks and gardens as a material consideration in planning terms and to consult English Heritage on any development proposals that may affect them. Historic Parks and Gardens are an essential part of the nation’s heritage, the Council will resist proposals for development that would damage their appearance or character, whether they are registered or not.-3.68

From the public right of way accessed from the northern site boundary the walker receptor will experience intervening mixed use development to views of the wooded hill of Bladon Heath and High Lodge  And so compromising the landscape setting and the overall visual receptor experience of movement along the route and across the Oxford Road into the Parkland landscape and on to Bladon. Alternatively, they may divert west along Oxford Road, to historic Woodstock and on to Blenheim.  These distinct  landscape and urban characters:  the site the approach road corridor to the centre of Woodstock and the entrance to Blenheim and its Parkland are a journey of memorable experiences. In my opinion it is unnecessary to have inter-visibility between the application site and the World Heritage Site for this to be important, therefore note again ‘……..and by our understanding of the historic relationship between places. For example, buildings that are in close proximity but are not visible from each other may have a historic or aesthetic connection that amplifies the experience of the significance of each.’ 

Other relevant policies:
POLICY NE1 - Safeguarding the Countryside
Proposals for development in the countryside should maintain or enhance the value of the countryside for its own sake: its beauty, its local character and distinctiveness, the diversity of its natural resources, and its ecological, agricultural, cultural and outdoor recreational values.- 
 (My emphasis) - 3.110.

The countryside of West Oxfordshire has a predominantly agricultural landscape that is renowned for its gentle scenic beauty. However, the Government recognises that countryside has more value than just its agricultural productivity or landscape quality: its overall aim is to:

protect the countryside for the sake of its intrinsic character and beauty, the diversity of its landscapes, heritage and wildlife, the wealth of its natural resources and so it may be enjoyed by all. (My emphasis) - 3.110 

POLICY NE3 -
Local Landscape Character
Development will not be permitted if it would harm the local landscape character of the District. Proposals should respect and, where possible, enhance the intrinsic character, quality and distinctive features of the individual landscape types. (My emphasis)

POLICY H2 -
General residential development standards
Proposals for additional dwellings (including the conversion of existing buildings), replacement dwellings and extensions or alterations to existing dwellings should not:
a) erode the character and appearance of the surrounding area, including important building sand public and private open space; 
b) adversely affect features of historical, architectural, or ecological or geological importance and their setting;
f) set an undesirable precedent for other sites(My emphasis)

General Principles
All development will be located where
• it would not have a harmful impact on the amenity of existing occupants; (My emphasis)
• it protects or enhances the local landscape and the setting of the settlement/s; (My emphasis)
• it does not involve the loss of an area of open space or any other feature that makes an important contribution to the character or appearance of the area; (My emphasis)

H2 General Principles
3. Where acceptable in principle, all residential development will be expected to:
• Where applicable, form a logical complement to the existing scale and pattern of development and/or the character of the area (My emphasis)

• Protect and where possible enhance the local landscape and setting of the settlement; (My emphasis) The setting, exemplified by the openness of the applications site lost forever by this mixed use development. There will be no enhancement. 

• Not involve the loss of an area of open space or any other feature that makes an important contribution to the character or appearance of the area; (My emphasis).

Consider the proposed Policy EH1 - Landscape Character in the emerging WOLP 2013 -
The quality, character and distinctiveness of West Oxfordshire’s natural environment, including its landscape, cultural and historic value, tranquillity, geology, countryside, soil and biodiversity, will be conserved and enhanced. (My emphasis)

Proposals which would result in the loss of features, important for their visual, amenity, or historic value will not be permitted unless the loss can be justified by appropriate mitigation and/or compensatory measures which can be secured to the satisfaction of the Council. (My emphasis). With this development proposal the significant loss of the open setting, the loss of both the  visual amenity and historic context/value to Woodstock, along with the harm to visitor/tourist receptor’s memorable experience via the approach to Woodstock, this culminates in significant harm.

Due to the experience of visual receptors time and movement (from or to) the historic landscape between Bladon and the site - refer to photo-views point 15 and 5,  the visitor/tourist receptor expectation of visual amenity is high, and therefore the receptor sensitivity is, in my opinion,  going to be very high. Therefore, the Magnitude of Change is very high because of the drastic change from the open to the built environment, resulting in a notable harm to the receptor’s experience of the setting that is the application site, and the approach to Woodstock’s historic core and Blenheim Palace. Therefore the Significance of Effect result is obviously going to be Substantial and Adverse and harmful for visual receptors. 

Because of the above-mentioned concerns I wish to object to the proposed development under this planning application.

Please do not hesitate if you have any questions on the above matters.

Kind regards.

Tim
Cherwell District and South Northants District Councils 
Ext. 1862 
Direct Dial 01295 221862 
Fax 01295 263155 
mailto:tim.screen@cherwellandsouthnorthants.gov.uk 
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