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Appendix 12.2: PLANNING POLICY AND GUIDANCE 
 

12.1.1 This appendix describes the landscape related planning legislation and policy that are applicable to the 
development site, its context and to the proposed land use.  The extents and locations of the relevant 
various planning policy designations discussed in Chapter 12 and are shown on HED.1288.001, Site 
Context Plan. 

 
National Legislation 

The Countryside and Rights of Way Act 2000 
12.1.2 The Act provides a new right of public access on foot to areas of open land comprising mountain, moor, 

heath, down, and registered common land, and contains provisions for extending the right to coastal land.  
The ‘right to roam’ doesn’t apply to cultivated land and therefore isn’t applicable to this site. 
 

12.1.3 The act reviews and protects statutory rights of way which are defined as paths on which the public have 
a legally protected right to pass and re-pass. There are a number of statutory footpaths in the vicinity of 
the site but none that cross the site, these will need careful consideration to ensure any impact is 
minimized and they are well integrated into the scheme. 

 
National Planning Policy guidance 

National Planning Policy Framework (NPPF) 
12.1.4 The National Planning Policy Framework was published in March 2012 and sets out the government’s 

planning policies for England and how these are expected to be applied. 

Requiring good design  
12.1.5 Section 7 of the policy looks at the design of new developments, and states that ‘good design is a key 

aspect of sustainable development, is indivisible from good planning, and should contribute positively to 
making places better for people’. 
 

12.1.6 The principles of good design in new developments are outlined as: 
• High functionality that adds to the overall quality of the area for the lifetime of a development; 
• The establishment of a strong sense of place and local distinctiveness, using streetscapes and 

buildings to create visually attractive and comfortable places to live, work and visit; 
• site optimisation to accommodate development, create and sustain an appropriate mix of uses 

(including green and other public space) and the support of local facilities and transport networks; 
• responding to local character and history to reflect the identity of local surroundings and materials, but 

allowing for appropriate innovation; and; 
• the creation of safe and accessible environments where crime and disorder, and the fear of crime, do 

not undermine the quality of life or community cohesion. 
 

12.1.7 The Proposed Development will have to be mindful of these aims with a high quality architectural and 
public realm environment. 

Conserving and enhancing the natural environment  
12.1.8 Section 11 of the policy covers the protection of the wider landscape stating that the planning system 

should contribute to and enhance the natural and local environment by protecting and enhancing valued 

landscapes, geological conservation interests and soils. This policy is carried into local plan policies and 
give greater detail to specific context of the location of the district. 

 
County and District Planning Policy guidance 

Local Plan Policy 
12.1.9 The site is within the administrative boundary of Cherwell District Council with the current forward 

planning policy document as Cherwell Local Plan 2011-2031 Part 1 (incorporating Policy Bicester 13 re-
adopted on 19 December 2016) (part 1 of 3). 
 

12.1.10 The following designations apply to the site and have been considered within the proposals. These are 
identified on drawing Site Context Plan HED.1288.001. 

Strategic Development: Bicester 4 – Bicester Business Park 
12.1.11 Policy Bicester 4: C.65 and C.66 deals with the provision of strategic employment space to the south of 

Bicester Town. It identifies an area for high quality B1 office development on 29.5 ha of land to the south 
and east of the A41 and north of the existing Bicester Avenue Garden Centre retail park. 
 

12.1.12 The policy sets out certain criteria for shaping the development, specifically related to the landscape and 
environment are: 
• Open space – structured open space and planting that provide a strong landscape setting, support 

SUDS and improvements to the microclimate. 
• A distinctive commercial development that provides a gateway into the town. 
• A high quality design and finish, with careful consideration given to layout, architecture, materials, 

colourings and building heights to reduce overall visual impact. 
• Layout that enables a high degree of integration and connectivity between new and existing 

development particularly the mixed use urban extension at South West Bicester to the west, the garden 
centre to the south, and, to the north, Bicester town centre and Bicester Village retail outlet. 

• Development proposals to be accompanied and influenced by landscape/visual and heritage impact 
assessments. 

• Adoption of a surface water management framework to reduce surface water run off to greenfield rates. 
• Structural planting and landscape proposals within the site to provide for the enhancement, restoration 

and creation of wildlife corridors and to limit visual impact of new buildings and car parking on the 
existing character of the site and its surroundings, including viewpoints along the A41 to the west and 
north (where the road is more elevated) and along the southern boundary (important in longer distance 
views of the site). 

• Provision of opportunities for Green infrastructure links beyond the development site to the wider town 
and open countryside. 

• Biodiversity should be preserved and enhanced. 
• The provision of public art to enhance the quality of the place, legibility and identity. 

12.1.13 The whole of the application site is covered by this policy and the intention is to adhere to its 
requirements and exceed in the provision of a high quality office development. 

Conservation Areas and Scheduled Ancient Monuments 
12.1.14 This is covered by Policy ESD15; The Character of the Built and Historic Environment. And aims to 

secure high quality design to protect and enhance the character of the district. 
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12.1.15 The policy aims to “protect our Conservation Areas and other heritage assets from harmful growth…” this 
will be done by ensuring new development proposals are: 
• designed to deliver high quality safe, attractive, durable and healthy places to live and work in. 
• delivering buildings, places and spaces that can adapt to changing social, technological, economic and 

environmental conditions. 
• Respect the traditional pattern of routes, spaces, blocks, plots, enclosures and the form, scale and 

massing of buildings. 
 

12.1.16 There are no Scheduled Ancient Monuments (SAM), Conservation Areas or Listed Buildings on or directly 
adjacent to the site. 
 

12.1.17 A SAM is located approximately 650m to the south west of the boundary of the development site, and 
consists of the site of a Roman town. There will be no physical of visual impact on this designation. 

 
12.1.18 A Conservation Area is located approximately 420m to the north east of the site boundary and is a 

Conservation Area that covers the whole of the centre of the town of Bicester. A further Conservation 
area for the village of Chesterton lies over a 1km to the west. Neither of these two areas will be affected 
physically or visually. 

 
12.1.19 A single Listed Building is located approximately 550m to the south east of the site boundary, this is part 

of Langford Park Farm. There are a number of further listed buildings in the town centre of Bicester which 
are within the Conservation Area previously mentioned. None of the Listed Buildings would be physically 
affected by the proposals or be visible from the site. 

Statutory Rights of Way 
12.1.20 Rights of Way are legally recorded public highways across privately owned land. They are all 

documented on a legal record known as the Definitive Map and Statement maintained by the County 
Council authority. 
 

12.1.21 There are no Public Rights of Way (PROW) that cross the development site and therefore the proposals 
would not directly impact on any of the local definitive Rights of Way. 

 
12.1.22 There is only one PROW (129/6) close to the site and is shown on drawing HED.1288.005 which starts in 

the center of Bicester town and runs south west around the edge of Bicester Village development and 
then around the Kingsmere estate before changing to 161/13 and 161/2. 

 
12.1.23 There would be views from this footpath for a short length as it comes close to the corner of the site on 

the A41 Oxford Road, these are discussed further in the visual section of this report. 

Tree Protection Orders (TPOs) 
12.1.24 Tree Preservation Order’s (TPO) are created and protected under the Town and Country Planning Act 

1990 and the Town and Country Planning (Tree Preservation) (England) Regulations 2012. 
 

12.1.25 A TPO is made by a Local Planning Authority to protect specific trees or a particular area, group or 
woodland from deliberate damage and destruction. Felling, lopping, topping, uprooting or otherwise willful 
damaging of trees cannot occur without the permission of the Local Planning Authority with exceptions. 

 
12.1.26  None of the trees on the site or adjacent to the boundary are covered by a TPO. 

 
 

https://en.wikipedia.org/wiki/Town_and_Country_Planning_Act_1990
https://en.wikipedia.org/wiki/Town_and_Country_Planning_Act_1990
https://en.wikipedia.org/wiki/Local_Planning_Authority
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Appendix 12.3 Assessment Methodology 

Description of the landscape and visual baseline 

Landscape baseline 
12.1.1 For the purposes of this assessment the terms landscape and townscape are interchangeable e.g. 

landscape character assessment can be applied to the assessment of landscape character within rural, 
urban or coastal areas.  

12.1.2 The landscape in the study area has been described using a combination of desk-based study and site 
survey.  This has examined physical landscape elements such as vegetation and topography in addition to 
landscape character and its perceptual qualities.   

12.1.3 Identification of the nature of the landscape receptor (sensitivity) may also form part of the baseline, 
particularly if external studies have been commissioned or completed by the Local Planning Authority (or 
Competent Authority).  These studies may include evaluation of landscape value and or quality and 
condition. 

Physical landscape 
12.1.4 The topographical data has been generated from Ordnance Survey (OS) base.  The location, extent and 

height of existing vegetation have been recorded from the OS 1:25,000 scale raster file, from Google Earth 
and site observation. 

Landscape character 
12.1.5 Landscape character describes the different types of landscape within any given area, taking account of 

topography, vegetation, built form, settlement patterns, land use, local materials, hydrology and other 
landscape and cultural/historical features.  Landscape Character Assessment (NCA) is the process by 
which landscape character is appraised and subdivided into homogenous units. 

12.1.6 The baseline for the development site and wider study area has been extensively studied at national, county 
and district scale, as part of national and county landscape character initiatives.  The relevant studies are: 
1. National Character Areas;
2. County LCAs; and
3. District LCAs.

12.1.7 As required, these existing studies have been further developed using desk-based study and site survey 
work carried out in accordance with the ‘Landscape Character Assessment Guidelines for England and 
Scotland’ (2002). 

Landscape Value 
12.1.8 This is the relative value attached to different landscapes by society.  The value placed on a particular 

landscape may vary for different individuals within that society and value can be applied to whole 
landscapes, elements within it and particular aesthetic and perceptual dimensions that it provides. 

12.1.9 Landscapes are valued at community, national or international levels, noting that undesignated landscapes 
(local or national level) do not necessarily have no value and may contain valued elements. 

12.1.10 The baseline has recorded landscape value through a review of the existing landscape designations.  Areas 
of undesignated landscape have been assessed through a combination of desk and site based study to 
examine a range of factors including landscape quality and condition, scenic quality, rarity, 
representativeness, conservation interests, recreation value, perceptual aspects and associations.  The 
criteria used for the assessment of landscape quality is described below. 

Landscape Sensitivity 
12.1.11 Some local authorities have developed studies to look at landscape sensitivity as part of a wider landscape 

character assessment, however more generally this forms part of the assessment process. 

12.1.12 Landscape sensitivity is a measure of the value of a particular landscape and its capacity to accept change 
resulting from a particular development type.  Landscape sensitivity identifies the vulnerability of each 
landscape unit to change through the introduction of the new features, such as housing, or the loss of 
existing valued features such as mature hedgerows. 

12.1.13 The GLVIA defines the sensitivity of a landscape as varying with a combination of: 

1. Landscape sensitivity resulting from existing land use, the pattern and scale of the
landscape/townscape;

2. Visual sensitivity resulting from visual enclosure/openness of views, and distribution of visual receptors;
3. The value placed on the landscape/townscape; and
4. The scope for mitigation, which would be in character with the existing landscape/townscape.

12.1.14 The assessment has applied these descriptors to the Study Area landscape using a criteria range of High, 
Medium and Low. 

Table 4: Landscape Sensitivity Criteria 
Sensitivity rating Criteria 
High Important/highly valued (components of the) landscape or landscapes of particularly distinctive 

character susceptible to relatively small changes. 

Examples include the highly valued, important AONB landscapes that are of high intrinsic 
quality with open character and open views of the proposed development. 

Medium Landscape of moderately valued characteristics reasonably tolerant of changes. 

Examples include locally valued, undesignated rural landscapes with some intrinsic quality and 
with open views of the development. 

Low Relatively degraded or low value landscape, the nature of which is potentially tolerant of substantial 
change. 

Examples include brownfield land that has been subject to a history of constant change with 
relatively few established features. 

Landscape Quality 
12.1.15 Landscape Quality is part of the assessment and follows a GLV described methodology.  The GLVIA 

defines landscape quality as the comparative value placed on a landscape or feature relative to its location, 
rarity or particular attributes.  It considers the visual and physical attributes of the landscape, including 
ecological interest and cultural/heritage associations, identifying seven categories from Exceptional 
(National Park/AONB) to Damaged Landscapes (Derelict Land).  The criteria used in the assessment are 
set out in Table 5 below. 
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 Table 5: Landscape (and Townscape) Quality Criteria. 
Category Criteria 

High exceptional  Very strong landscape (urban) structure, characteristic patterns, balanced combination of 
landform and land cover. 
Appropriate management for land use and land cover. 
Extensive features worthy of conservation. 
Unique sense of place. 
No detracting features. 

High Strong landscape (urban) structure, characteristic patterns and balanced combination of landform 
and land cover. 
Appropriate management for land use and land cover but with potential scope to improve. 
Extensive features worthy of conservation. 
Strong sense of place. 
Occasional detracting features. 

Good  Recognisable landscape (urban) structure, characteristic patterns and combinations of landform 
and land cover are still evident. 
Some scope to improve management for land use and land cover. 
Frequent features worthy of conservation. 
Sense of place. 
Some detracting features. 

Ordinary Distinguishable landscape (urban) structure, characteristic patterns of landform and land cover 
often masked by land use. 
Scope to improve management for land use and land cover. 
Some features worthy of conservation. 
Some detracting features. 

Poor Weak landscape (urban) structure, characteristic patterns of landform and land cover are often 
masked by land use. 
Lack of management and intervention has resulted in degradation. 
Lack of features worthy of conservation. 
Frequent detracting features. 

Very Poor Degraded landscape (urban) structure, characteristic patterns of landform and land cover are 
masked by land use. 
Lack of management and intervention has resulted in degradation. 
Lack of features worthy of conservation. 
Extensive detracting features. 

Damaged landscapes Damaged landscape (urban) structure. 
Disturbed or derelict land requires treatment. 
Detracting features dominate. 

 
Visual baseline 

Identification of the visual receptors 
12.1.16 Baseline visual receptors have been identified using a combination of desk-based study and site survey.  

This has identified the following types of potential community, residential, employment and transport based 
receptor locations: 
1. Public places e.g. playing fields, cricket club, church, school, Common Land; 
2. Public Rights of Way e.g. footpaths, byways, and bridleways; 
3. Residential e.g. detached, semi-detached, bungalow, terrace, apartment; 
4. Workplaces e.g. business or commercial property; and 
5. Transport routes e.g. classified and unclassified roads (country lanes), cycle routes. 

Recording the visual baseline 
12.1.17 All potential visual receptors within the study area have been considered. These key viewpoints 

demonstrate the wide range of potential baseline and development case views of the development site and 
the proposed development. 
 

12.1.18 Views from these locations have been documented in a structured and consistent manner.  This process 
has used written descriptions and photographs to record the visual baseline.  The viewpoint photographs 
have been taken in accordance with the Landscape Institute Advice Note 01/11.  See Appendix 3. 
 

12.1.19 Due to the timing of the project, the visual assessment and the baseline photography have been undertaken 
in winter condition.  
 

12.1.20 For this study, the assessment of the ‘worst case’ winter condition was made. 
 

12.1.21 A description of the view and identification of the type, location and receptor sensitivity has been made 
through a site based visual assessment.  This was undertaken during January 2017 by qualified and 
experienced landscape architects. 

Visual sensitivity 
12.1.22 This is another receptor attribute that, although forming part of the baseline information, is actually part of 

the assessment process.  When determining the sensitivity of a visual receptor the following parameters 
are considered: 
1. Location and context of the viewpoint; 
2. Expectations and occupation/activity of the receptor; 
3. Importance of the view; and 
4. Degree of exposure to the view e.g. permanence versus transience. 

 
12.1.23 Visual sensitivity has been assigned using the criteria given in Table 6 (below) derived from the GLVIA:  

 
 Table 6: Visual Sensitivity Criteria 

Sensitivity rating Criteria 
High Receptors with a high interest in a visual environment that contains little, or none, of the proposed 

development/ development type.  
 
Examples include leisure users of public footpaths and open space in rural areas, residents 
with good quality rural views, and users of nationally or regionally significant viewpoints 
(including the AONB). 

Medium Receptors with a moderate interest in a visual environment that contains some views of the proposed 
development/development type, or ‘permanent’ receptors with a high interest in a visual environment 
which is dominated by open and often close views of the proposed development/development type. 
 
Examples include pedestrians and recreational motorists on minor roads and people taking 
part in outdoor sport or receptors in locations where there are existing views of the proposed 
development site. 

Low Receptors with passing or momentary interest in a visual environment, or ‘transient’ receptors with a 
high/moderate interest in a visual environment which is dominated by open and often close views of 
the proposed development/development type. 
 
Examples include commuting motorists and people at work with existing views of the proposed 
development site. 

 
Assessment of landscape and visual effects 
 

12.1.24 This section describes the landscape and visual assessment methodology and how it has been applied to 
the construction and operational phases of the proposed development. 
 

12.1.25 The assessment methodology follows the standard GLVIA approach of assessing changes in the 
development case against the baseline condition. 
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12.1.26 Predicted effects have been identified at, or for each receptor, and the magnitude of the identified landscape 
and visual changes evaluated by professional judgement.  The significance of these effects has been 
determined by the inter-relationship of nature of effect (magnitude) and the nature of receptor (sensitivity): 
a standard and accepted principle that is described in more detail below. 

 

Landscape assessment 
 

12.1.27 Landscape assessment identifies the likely scale and nature of change to individual landscape elements 
and characteristics, and any consequential effects on character resulting from the proposed development. 
Components of the landscape which have been examined in this assessment are: 
1. Landscape character; 
2. Landscape designations; and 
3. Physical characteristics such as topography and vegetation. 
 

12.1.28 Once a potential impact on these components has been identified, an experienced based judgement of the 
nature of the predicted landscape effect has been made and recorded as: 
1. Beneficial or adverse. 
2. Direct or indirect. 
3. Temporary/permanent. 
4. Short, medium or long term. 
5. Local/regional/national in scale. 
6. Single or cumulative. 
 

12.1.29 The duration of effect would fall into the following categories: 
1. Short term – 0-5 years e.g. partial clearance of vegetation for construction;  
2. Medium term – 5-10 years e.g. loss of new hedgerows for construction but replanted; 
3. Long term – 10-50 years e.g. loss of semi-mature woody vegetation for construction but replanted;  
4. Permanent – 50+ years e.g. loss of vegetation where replacement vegetation would not achieve pre-

construction dimensions within 50 years. 
 

12.1.30 The next step in the process uses experience based judgement to identify the magnitude of the potential 
change that would result from the identified landscape impact.  The magnitude of the impact is the degree 
of change experienced by a receptor. The magnitude of landscape effects has been described using the 
criteria set out in Table 7 (below).  

  
 Table 7: Magnitude of Impact on Landscape Criteria 

Magnitude Rating Criteria 
Major Major alteration (loss/enhancement) to key elements/features/ characteristics of the baseline i.e. pre-

development landscape and/or introduction of elements considered to be totally 
uncharacteristic/characteristic when set within the attributes of the receiving landscape.  

Moderate  Partial alteration (loss/enhancement) to one or more key elements/features/ characteristics of the 
baseline i.e. pre-development landscape and/or introduction of elements that may be prominent but may 
not necessarily be considered to be substantially uncharacteristic when set within the attributes of the 
receiving landscape. 

                                                      
 
1 p139, The Institute of Environmental Assessment and Landscape Institute (2nd Edition 2002); Guidelines for Landscape and Visual Impact 
Assessment; Spon Press; London. 

Minor Minor alteration (loss/enhancement) to one or more key elements/features/ characteristics of the 
baseline i.e. pre-development landscape and/or introduction of elements that may not be 
uncharacteristic when set within the attributes of the receiving landscape. 

Negligible Very minor alteration (loss/enhancement) to one or more key elements/features/characteristics of the 
baseline i.e. pre-development landscape and/or introduction of elements that are not uncharacteristic 
with the surrounding landscape. 

No Change No noticeable alteration (loss or gain) of key elements/features/ characteristics of the baseline. 
 

12.1.31 The significance of the predicted landscape effects has then been identified using a matrix form of 
evaluation.  The thresholds of landscape effects significance criteria have been based on the matrix 
provided in Table 8, which is adapted from the guidance set out in the GLVIA1.  Effects have been assigned 
one of the five categories of No Change, Negligible, Minor, Moderate or Major considering the magnitude 
of the change and the ability of the receptor to accommodate the proposed change (sensitivity). 
 

 Table 8: Significance Thresholds for Landscape and Visual Effects 
Magnitude of potential 
change to receptors 

Nature of the receptor (sensitivity to proposed change) 

 Low Medium High 
Major Minor/ Moderate Moderate/ Major Major 
Moderate Minor Moderate Moderate/ Major 
Minor Neutral/Minor Minor Minor/ Moderate 
Negligible Neutral Neutral/Minor Neutral/Minor 
No Change Neutral Neutral Neutral 

 
12.1.32 The matrix has been applied to both landscape and visual significance criteria to allow cross comparison 

of effects.  The parameters for the significance category assigned for each identified landscape and visual 
effect are defined within the written assessment. 
 
Visual assessment 
 

12.1.33 The visual assessment has described the changes to the existing views resulting from the proposed 
facilities.  This has used a written assessment supported by photographic analysis of the baseline views. 
 

12.1.34 For each viewpoint an experienced based judgment of the nature of the predicted visual effect has been 
made and recorded as: 
1. Beneficial or adverse. 
2. Direct or indirect. 
3. Temporary/permanent. 
4. Short, medium or long term. 
5. Local/regional/national in scale. 
6. Single or cumulative. 

 
12.1.35 The magnitude of the identified visual impact has been identified for receptors through a written 

assessment.  This process used the following magnitude indicators as adapted from the GLVIA: 
1. Extent – the extent of the baseline view that would be occupied by the development: full (unobstructed 

by vegetation, topography or intervening structures) or partial (obstructed to some extent vegetation) 
or glimpsed views. 
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2. Proportion – what proportion of the development would be visible:  full (all), most (more than 75%), half 
(50%), small amount (less than 25%) or none. 

3. Contrast – how would the visible elements of the development relate to the remaining/adjoining features 
of the baseline landscape: high, medium or low levels of contrast? 

4. Loss of features – what landscape features in the view would be lost/changed as a result of the 
proposed facilities? 

5. Duration – temporary, permanent, intermittent or continuous e.g. transient (views which are normally 
viewed while in motion as in while travelling by train or car) and seasonal (views which will be subject 
to seasonal leaf cover). 

6. Angle of view – direct (approximately head on), oblique (45 degrees to head on) or peripheral (greater 
than 45 degrees i.e. on the edge of vision). 

7. Distance – measured in kilometres between the site and the receptor.  View distance has been 
described as follows: 

a. Short  0-100m; 
b. Medium  100- 1000m; 
c. Long  1000m or more.  

 
12.1.36 Using these indicators, an experience based judgement has been made for each visual receptor as to the 

degree of alteration in the baseline view that would result from the loss/change of baseline landscape 
elements and the introduction of the proposed facilities.  The degree of alteration and the criteria used are 
shown in Table 9 below.  
 

   Table 9: Visual Magnitude of Impact Criteria 
Category Criteria 
Major Large scale changes that would alter the overall perception of the view. 
Moderate Changes to a view that would be readily noticeable but would not change the overall perception of the view. 
Minor Small scale visual changes that may be missed by the casual observer or receptor. 
Negligible Changes that would barely be perceptible to the naked eye. 

 
12.1.37 The significance of the identified visual effects has then been determined by the inter-relationship of 

magnitude of impact and receptor sensitivity as shown in Table 8.  The parameters for the significance 
threshold assigned for each identified landscape and visual effect have been defined within the written 
assessment.  
 
Significance of the landscape and visual assessment 
 

12.1.38 The evaluation of the individual landscape and visual effects has assigned a relative degree of impact using 
a range of values that is consistent within this LVIA, across all LVIA projects that Hyland Edgar Driver 
undertake and in accordance with recognised standard industry practice. Significance must also be defined 
in terms of the overall assessment.  This is to identify which of the landscape and visual impacts are 
considered important enough to be ‘likely significant impacts’ of the project.  
 

12.1.39 Neutral landscape and visual effects equate to a maintaining of the status quo and have been considered 
as not significant. 

 
 

12.1.40 Minor (Adverse or Beneficial) Landscape and visual effects have also been considered as not significant.  
Such effects represent very small scale impacts on the most sensitive landscape and visual receptors and 
small to larger scale changes on receptors of low sensitivity e.g. noticeable visual changes 
(deterioration/improvement) for low sensitivity receptors such as workers on the farmers. 
 

12.1.41 Moderate (Adverse or Beneficial) landscape and visual effects represent more noticeable changes on 
moderately sensitive receptors or small scale impacts on the most sensitive receptors.  These have been 
considered significant when ‘groupings’ of these effects have occurred together e.g. noticeable changes to 
views from groups or large numbers of residential receptors. 
 

12.1.42 Major (Adverse or Beneficial) landscape and visual effects have been considered significant even if local 
and relatively small in extent.  Such effects generally include the total loss or alteration of the key 
characteristics of landscape receptors, or large scale changes to the views of higher sensitivity visual 
receptors e.g. larger scale noticeable changes to views from the known viewpoints in the AONB’s. 
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Appendix 12.4: Photography Methodology 

12.1.0 Photographs have been taken in accordance with the Landscape Institute guidelines using a Canon EOS 
1000 digital camera fitted with a 28-55mm or 16-85mm zoom lens set at a defined focal length. 

12.1.1 The Landscape Institute guidelines state that ‘there is no single best focal length that works best under all 
circumstances’. 

12.1.2 The photographer has therefore selected the lens focal length to provide the best balance between the 
detail captured and field of view for each viewpoint. 

12.1.3 The camera has been fixed to a tripod at a height of 1.6m above the existing and proposed ground levels. 

12.1.4 Images have been taken either as single frames or as panoramas.  The panoramic images have been 
taken sequentially from a viewpoint at the same vertical angle as a series of images suitable for merging. 
A generous overlap of approximately one half between adjacent images has been provided to aid the 
mosaicing process. 

12.1.5 From each location the following information has been recorded for the sets of images: 
• Camera lens setting;
• Weather conditions;
• Date and time;
• GPS Location.
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Appendix 13.1: Flood Risk Assessment 







(Contains Environment Agency 
Information © Environment Agency and/or database right).









less vulnerable

National Planning Policy Framework
National Planning Policy Framework Planning Practice Guidance

https://www.gov.uk/guidance/flood-risk-and-coastal-change



‘inappropriate development in areas at risk of flooding should be avoided by directing development 
away from areas at highest risk, but where development is necessary, making it safe without increasing flood risk 
elsewhere’

where possible, buildings should be located away from areas at high risk of flooding but where it is necessary 
development should be made safe without measures increasing flood risk elsewhere5’.



(Contains Environment Agency Information © Environment Agency and/or database 

right). 



(Contains Environment Agency Information © 

Environment Agency and/or database right).  For full copyright details, refer to the drawing in Appendix D.  



(Contains Environment Agency Information © 

Environment Agency and/or database right). 

less vulnerable

‘Less 
vulnerable’ 

Flood risk assessments: climate change allowances



(Contains Environment Agency 

Information © Environment Agency and/or database right Imagery © Google 2017, Map data © Google 2017)





uksuds

‘are aware of the limited sewer 
capacity in Bicester’





‘LiDAR has shown that it lies at a lower elevation to the 
site and therefore is not considered to pose a risk of flooding from breach’12.
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	Appendix 12.2: PLANNING POLICY AND GUIDANCE
	12.1.0
	12.1.1 This appendix describes the landscape related planning legislation and policy that are applicable to the development site, its context and to the proposed land use.  The extents and locations of the relevant various planning policy designations...
	The Countryside and Rights of Way Act 2000

	12.1.2 The Act provides a new right of public access on foot to areas of open land comprising mountain, moor, heath, down, and registered common land, and contains provisions for extending the right to coastal land.  The ‘right to roam’ doesn’t apply ...
	12.1.3 The act reviews and protects statutory rights of way which are defined as paths on which the public have a legally protected right to pass and re-pass. There are a number of statutory footpaths in the vicinity of the site but none that cross th...
	National Planning Policy Framework (NPPF)

	12.1.4 The National Planning Policy Framework was published in March 2012 and sets out the government’s planning policies for England and how these are expected to be applied.
	Requiring good design

	12.1.5 Section 7 of the policy looks at the design of new developments, and states that ‘good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people’.
	12.1.6 The principles of good design in new developments are outlined as:
	12.1.7 The Proposed Development will have to be mindful of these aims with a high quality architectural and public realm environment.
	Conserving and enhancing the natural environment

	12.1.8 Section 11 of the policy covers the protection of the wider landscape stating that the planning system should contribute to and enhance the natural and local environment by protecting and enhancing valued landscapes, geological conservation int...
	Local Plan Policy

	12.1.9 The site is within the administrative boundary of Cherwell District Council with the current forward planning policy document as Cherwell Local Plan 2011-2031 Part 1 (incorporating Policy Bicester 13 re-adopted on 19 December 2016) (part 1 of 3).
	12.1.10 The following designations apply to the site and have been considered within the proposals. These are identified on drawing Site Context Plan HED.1288.001.
	Strategic Development: Bicester 4 – Bicester Business Park

	12.1.11 Policy Bicester 4: C.65 and C.66 deals with the provision of strategic employment space to the south of Bicester Town. It identifies an area for high quality B1 office development on 29.5 ha of land to the south and east of the A41 and north o...
	12.1.12 The policy sets out certain criteria for shaping the development, specifically related to the landscape and environment are:
	12.1.13 The whole of the application site is covered by this policy and the intention is to adhere to its requirements and exceed in the provision of a high quality office development.
	Conservation Areas and Scheduled Ancient Monuments

	12.1.14 This is covered by Policy ESD15; The Character of the Built and Historic Environment. And aims to secure high quality design to protect and enhance the character of the district.
	12.1.15 The policy aims to “protect our Conservation Areas and other heritage assets from harmful growth…” this will be done by ensuring new development proposals are:
	12.1.16 There are no Scheduled Ancient Monuments (SAM), Conservation Areas or Listed Buildings on or directly adjacent to the site.
	12.1.17 A SAM is located approximately 650m to the south west of the boundary of the development site, and consists of the site of a Roman town. There will be no physical of visual impact on this designation.
	12.1.18 A Conservation Area is located approximately 420m to the north east of the site boundary and is a Conservation Area that covers the whole of the centre of the town of Bicester. A further Conservation area for the village of Chesterton lies ove...
	12.1.19 A single Listed Building is located approximately 550m to the south east of the site boundary, this is part of Langford Park Farm. There are a number of further listed buildings in the town centre of Bicester which are within the Conservation ...
	Statutory Rights of Way

	12.1.20 Rights of Way are legally recorded public highways across privately owned land. They are all documented on a legal record known as the Definitive Map and Statement maintained by the County Council authority.
	12.1.21 There are no Public Rights of Way (PROW) that cross the development site and therefore the proposals would not directly impact on any of the local definitive Rights of Way.
	12.1.22 There is only one PROW (129/6) close to the site and is shown on drawing HED.1288.005 which starts in the center of Bicester town and runs south west around the edge of Bicester Village development and then around the Kingsmere estate before c...
	12.1.23 There would be views from this footpath for a short length as it comes close to the corner of the site on the A41 Oxford Road, these are discussed further in the visual section of this report.
	Tree Protection Orders (TPOs)

	12.1.24 Tree Preservation Order’s (TPO) are created and protected under the Town and Country Planning Act 1990 and the Town and Country Planning (Tree Preservation) (England) Regulations 2012.
	12.1.25 A TPO is made by a Local Planning Authority to protect specific trees or a particular area, group or woodland from deliberate damage and destruction. Felling, lopping, topping, uprooting or otherwise willful damaging of trees cannot occur with...
	12.1.26  None of the trees on the site or adjacent to the boundary are covered by a TPO.

	Appendix 12.3 Methodology.pdf
	Appendix 2 Assessment Methodology
	Landscape baseline

	12.1.0
	12.1.1 For the purposes of this assessment the terms landscape and townscape are interchangeable e.g. landscape character assessment can be applied to the assessment of landscape character within rural, urban or coastal areas.
	12.1.2 The landscape in the study area has been described using a combination of desk-based study and site survey.  This has examined physical landscape elements such as vegetation and topography in addition to landscape character and its perceptual q...
	12.1.3 Identification of the nature of the landscape receptor (sensitivity) may also form part of the baseline, particularly if external studies have been commissioned or completed by the Local Planning Authority (or Competent Authority).  These studi...
	Physical landscape

	12.1.4 The topographical data has been generated from Ordnance Survey (OS) base.  The location, extent and height of existing vegetation have been recorded from the OS 1:25,000 scale raster file, from Google Earth and site observation.
	Landscape character

	12.1.5 Landscape character describes the different types of landscape within any given area, taking account of topography, vegetation, built form, settlement patterns, land use, local materials, hydrology and other landscape and cultural/historical fe...
	12.1.6 The baseline for the development site and wider study area has been extensively studied at national, county and district scale, as part of national and county landscape character initiatives.  The relevant studies are:
	12.1.7 As required, these existing studies have been further developed using desk-based study and site survey work carried out in accordance with the ‘Landscape Character Assessment Guidelines for England and Scotland’ (2002).
	Landscape Value

	12.1.8 This is the relative value attached to different landscapes by society.  The value placed on a particular landscape may vary for different individuals within that society and value can be applied to whole landscapes, elements within it and part...
	12.1.9 Landscapes are valued at community, national or international levels, noting that undesignated landscapes (local or national level) do not necessarily have no value and may contain valued elements.
	12.1.10 The baseline has recorded landscape value through a review of the existing landscape designations.  Areas of undesignated landscape have been assessed through a combination of desk and site based study to examine a range of factors including l...
	Landscape Sensitivity

	12.1.11 Some local authorities have developed studies to look at landscape sensitivity as part of a wider landscape character assessment, however more generally this forms part of the assessment process.
	12.1.12 Landscape sensitivity is a measure of the value of a particular landscape and its capacity to accept change resulting from a particular development type.  Landscape sensitivity identifies the vulnerability of each landscape unit to change thro...
	12.1.13 The GLVIA defines the sensitivity of a landscape as varying with a combination of:
	1. Landscape sensitivity resulting from existing land use, the pattern and scale of the landscape/townscape;
	2. Visual sensitivity resulting from visual enclosure/openness of views, and distribution of visual receptors;
	3. The value placed on the landscape/townscape; and
	4. The scope for mitigation, which would be in character with the existing landscape/townscape.
	12.1.14 The assessment has applied these descriptors to the Study Area landscape using a criteria range of High, Medium and Low.
	Landscape Quality

	12.1.15 Landscape Quality is part of the assessment and follows a GLV described methodology.  The GLVIA defines landscape quality as the comparative value placed on a landscape or feature relative to its location, rarity or particular attributes.  It ...
	Identification of the visual receptors

	12.1.16 Baseline visual receptors have been identified using a combination of desk-based study and site survey.  This has identified the following types of potential community, residential, employment and transport based receptor locations:
	Recording the visual baseline

	12.1.17 All potential visual receptors within the study area have been considered. These key viewpoints demonstrate the wide range of potential baseline and development case views of the development site and the proposed development.
	12.1.18 Views from these locations have been documented in a structured and consistent manner.  This process has used written descriptions and photographs to record the visual baseline.  The viewpoint photographs have been taken in accordance with the...
	12.1.19 Due to the timing of the project, the visual assessment and the baseline photography have been undertaken in winter condition.
	12.1.20 For this study, the assessment of the ‘worst case’ winter condition was made.
	12.1.21 A description of the view and identification of the type, location and receptor sensitivity has been made through a site based visual assessment.  This was undertaken during January 2017 by qualified and experienced landscape architects.
	Visual sensitivity

	12.1.22 This is another receptor attribute that, although forming part of the baseline information, is actually part of the assessment process.  When determining the sensitivity of a visual receptor the following parameters are considered:
	12.1.23 Visual sensitivity has been assigned using the criteria given in Table 6 (below) derived from the GLVIA:
	12.1.24 This section describes the landscape and visual assessment methodology and how it has been applied to the construction and operational phases of the proposed development.
	12.1.25 The assessment methodology follows the standard GLVIA approach of assessing changes in the development case against the baseline condition.
	12.1.26 Predicted effects have been identified at, or for each receptor, and the magnitude of the identified landscape and visual changes evaluated by professional judgement.  The significance of these effects has been determined by the inter-relation...
	12.1.27 Landscape assessment identifies the likely scale and nature of change to individual landscape elements and characteristics, and any consequential effects on character resulting from the proposed development. Components of the landscape which h...
	12.1.28 Once a potential impact on these components has been identified, an experienced based judgement of the nature of the predicted landscape effect has been made and recorded as:
	12.1.29 The duration of effect would fall into the following categories:
	12.1.30 The next step in the process uses experience based judgement to identify the magnitude of the potential change that would result from the identified landscape impact.  The magnitude of the impact is the degree of change experienced by a recept...
	12.1.31 The significance of the predicted landscape effects has then been identified using a matrix form of evaluation.  The thresholds of landscape effects significance criteria have been based on the matrix provided in Table 8, which is adapted from...
	12.1.32 The matrix has been applied to both landscape and visual significance criteria to allow cross comparison of effects.  The parameters for the significance category assigned for each identified landscape and visual effect are defined within the ...
	12.1.33 The visual assessment has described the changes to the existing views resulting from the proposed facilities.  This has used a written assessment supported by photographic analysis of the baseline views.
	12.1.34 For each viewpoint an experienced based judgment of the nature of the predicted visual effect has been made and recorded as:
	12.1.35 The magnitude of the identified visual impact has been identified for receptors through a written assessment.  This process used the following magnitude indicators as adapted from the GLVIA:
	12.1.36 Using these indicators, an experience based judgement has been made for each visual receptor as to the degree of alteration in the baseline view that would result from the loss/change of baseline landscape elements and the introduction of the ...
	12.1.37 The significance of the identified visual effects has then been determined by the inter-relationship of magnitude of impact and receptor sensitivity as shown in Table 8.  The parameters for the significance threshold assigned for each identifi...
	12.1.38 The evaluation of the individual landscape and visual effects has assigned a relative degree of impact using a range of values that is consistent within this LVIA, across all LVIA projects that Hyland Edgar Driver undertake and in accordance w...
	12.1.39 Neutral landscape and visual effects equate to a maintaining of the status quo and have been considered as not significant.
	12.1.40 Minor (Adverse or Beneficial) Landscape and visual effects have also been considered as not significant.  Such effects represent very small scale impacts on the most sensitive landscape and visual receptors and small to larger scale changes on...
	12.1.41 Moderate (Adverse or Beneficial) landscape and visual effects represent more noticeable changes on moderately sensitive receptors or small scale impacts on the most sensitive receptors.  These have been considered significant when ‘groupings’ ...
	12.1.42 Major (Adverse or Beneficial) landscape and visual effects have been considered significant even if local and relatively small in extent.  Such effects generally include the total loss or alteration of the key characteristics of landscape rece...

	Appendix 12.4 Photographic Methodology.pdf
	Appendix 3: Photography methodology
	12.1.0 Photographs have been taken in accordance with the Landscape Institute guidelines using a Canon EOS 1000 digital camera fitted with a 28-55mm or 16-85mm zoom lens set at a defined focal length.
	12.1.1 The Landscape Institute guidelines state that ‘there is no single best focal length that works best under all circumstances’.
	12.1.2 The photographer has therefore selected the lens focal length to provide the best balance between the detail captured and field of view for each viewpoint.
	12.1.3 The camera has been fixed to a tripod at a height of 1.6m above the existing and proposed ground levels.
	12.1.4 Images have been taken either as single frames or as panoramas.  The panoramic images have been taken sequentially from a viewpoint at the same vertical angle as a series of images suitable for merging.  A generous overlap of approximately one ...
	12.1.5 From each location the following information has been recorded for the sets of images:




