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1.1

1.2.

1.3.

14.

1.5.

1.6.

1.7.

1.8.

Introduction.

Pegasus Group have been commissioned by Boningale Homes Limited to prepare a
Landscape and Visual Impact Assessment (LVIA) in support of a full planning application on
a 4.05ha site at Land at Tilstock Road, Tilstock shown on Figure 1: Site Location Plan. The
proposed development is for a Full application for erection of 70no. dwellings (including 10
affordable dwellings), associated landscaping, drainage, and infrastructure, with access taken
off Tilstock Road (see Appendix 1: Site Layout).

An initial desk-top study was carried out to review a range of published information relating
to the site and its context, landscape designations, published landscape character
assessments and the accompanying guidance. A site visit was carried out in July 2024 to
review the findings of the desktop study and to determine the extent of the visual influence
of the site.

The main objectives of the LVIA are:

e To describe the landscape character of the site and its surroundings, evaluate its
sensitivity to change and, taking into account the magnitude of change, assess the
effect that the proposal would have on the landscape character.

e To identify potential visual receptors (i.e. people who would be able to see the
development), evaluate their sensitivity to change and, taking into account the
magnitude of change, assess the effect that the proposal would have on visual amenity.
A residential visual amenity study is excluded from this LVIA, noting that appropriate
privacy distances between existing properties and new built development would be
maintained.

e To identify landscape elements associated with the site, evaluate their sensitivity to
change and, taking into account the magnitude of change, assess the effect the
proposals would have on landscape elements.

As illustrated on the Environmental Designations Plan (Figure 2) the site lies outside of any
statutory or local/non-statutory landscape designations.

This LVIA should be read in conjunction with the supporting Planning Statement and Design
and Access Statement (DAS). The Landscape Masterplan is included at Appendix 3.

Assessment Approach and Methodology.

This LVIA assesses the operational stage of the proposed development only, as the
construction stage is short and temporary in duration. The effects are therefore assessed at
Year 1, immediately post-completion, and at Year 15 to consider the proposed mitigation and
enhancement measures.

A preliminary 2km radii study area has been initially identified to review the baseline
condition and planning policies that may be relevant to the proposed development. This
study area captures the nearby settlements and publicly accessible locations that may offer
views of or towards the site.

The LVIA has been undertaken with regard to the following best practice guidance:
e Guidelines for Landscape and Visual Impact Assessment (3rd edition) (hereafter

referred to as GLVIA3) — Landscape Institute and Institute of Environmental
Management and Assessment (2013);
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1.9.

1.10.

1.1.

112.

1.13.

e Technical Guidance Note LITGN-2024-01 Notes and Clarifications on Aspects of
Guidelines for Landscape and Visual Impact Assessment Third edition (GLVIA3) -
Landscape Institute (August 2024);

e An Approach to Landscape Character Assessment - Natural England (2014);

e An Approach to Landscape Sensitivity Assessment — to inform spatial planning and
land management - Natural England (2019);

e Visual Representation of Development Proposals, Technical Guidance Note 06/19 -
Landscape Institute (2019); and

e Assessing Landscape Value Outside National Designations, Technical Guidance Note
02/21 - Landscape Institute (2021).

The detailed methodology for this LVIA is provided at Appendix 2.
The GLVIAS3 states in paragraph 1.1 that:

“..Landscape and Visual Impact Assessment (LVIA) is a tool used to identify and
assess the significance of and the effects of change resulting from development on
both the landscape as an environmental resource in its own right and on people’s
views and visual amenity.”’

GLVIAS also states in paragraph 117 that when identifying landscape and visual effects there:

“..is a need for an approach that is in proportion to the scale of the project that is
being assessed and the nature of the likely effects. Judgement needs to be exercised
at all stages in terms of the scale of investigation that is appropriate and
proportional.”?

GLVIAS also recognises in paragraph 2.23 that:
“..professional judgement is a very important part of LVIA. While there is some scope
for quantitative measurement of some relatively objective matters much of the
assessment must rely on qualitative judgements”?

Limitations to the Assessment

In undertaking the landscape and visual assessment in relation to the proposed development,
there are limitations and constraints affecting the outputs from this work. These include:

e The baseline assessment has been based on information readily available at the time
of undertaking the assessment.

e Every effort has been made to ensure that the photographs and their locations
represent a variety of receptors and views from a range of distances and directions.

e Due to the timing of instruction, it was not possible to obtain winter views (illustrating
deciduous trees devoid of leaf cover), however, the assessment assumes winter
conditions, unless otherwise stated.

! Paragraph 1.1, Page 4, GLVIA3™ Edition
2 Paragraph 117, Page 9, GLVIA, 39 Edition
8 Paragraph 2.23, Page 21, GLVIA, 3" Edition
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e Due to the timing of instruction and the limited potential for views of the proposed
development on the site due to the flat topography and surrounding enclosure by built
development and trees, publicly accessible viewpoint locations were selected based
on professional judgement and were not formally consulted upon with the Local
Planning Authority.

e The assessed development is based on planning application drawings that accompany
the planning application including the Site Layout Plan as shown at Appendix 1, and
the Landscape Masterplan as shown at Appendix 3, and is assessed on the
assumption that the proposals are delivered in line with these drawings including
estimated conservative growth of existing and proposed planting.

114. The focus of this report is on the landscape and visual effects arising from the proposals;
however, whilst effects on cultural heritage and ecology are beyond the scope of this LVIA,
heritage assets and nature conservation designations in the study area are shown on
Environmental Designations Plan at Figure 2 as they have the potential to inform
considerations of landscape value.

Nature of Effect

1.15. The degree of landscape or visual effect is identified by means of a descriptive scale as per
the GLVIA 3rd Edition guidance. However, it is also necessary to consider the nature of the
landscape and visual effects. GLVIA 3 assists on this point noting paragraph 5.37 concerning
landscape effects which states that:

“One of the more challenging issues is deciding whether the landscape effects should
be categorised as positive or negative. It is also possible for effects to be neutral in
their consequences for the landscape. An informed professional judgement should
be made about this, and the criteria used in reaching the judgement should be clearly
stated. They might include, but should not be restricted to:

e The degree to which the proposal fits with existing character.

e The contribution to the landscape that the development may make its own
right, usually by virtue of good design, even if it is in contrast to existing
character.

e The importance of perceptions of landscape is emphasised by the European
Landscape Convention, and others may of course hold different opinions on
whether the effects are positive or negative, but this is not a reason to avoid
making this judgement, which will ultimately be weighed against the opinions
of others in the decision making process.”

1.16. A precautionary approach is applied to this LVIA that assumes all landscape and visual
effects are considered to be negative or adverse unless otherwise stated.
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2. Site Location and Description.

21 Tilstock is a small village located approximately 2.5km south of the market town of
Whitchurch, in Shropshire. The village is approximately 2.5km from the Welsh border and is
dissected broadly north to south by the B5476 Tilstock Road.

2.2. The site is located at the northern edge of the village and comprises a single field parcel
currently used as pastoral grassland, with a small section to the southeastern corner where
a proposed footpath link connects the site to the wider PRoW network and Tilstock Lane.
Residential properties along Crabmill Meadow and Tilstock Road are located to the south of
the site with a belt of mature trees immediately adjacent to the site boundary. Tilstock
Bradbury Village Hall and carpark is located adjacent to the southeastern corner of the site.
The B5476 Tilstock Road is located adjacent to the site’'s western boundary and would
accommodate the main vehicular access into the development. The road corridor features
mature hedgerows along both sides of the road, with a copse of trees surrounding a small
pond along the western boundary, and areas of woodland and belts of trees to the west of
the road. To the north, the farm at Oakleigh includes small paddocks beyond the mature
hedgerow and trees along the northern boundary. The site’s eastern boundary is currently
open, with the pastoral agricultural field continuing west, parallel to the eastern edge of the
village. Several mature oak trees are scattered across the agricultural field to the immediate
east, with frequent field ponds of varying sizes, most of which are bounded by pockets of
woodland.

2.3. Existing tree and hedgerow vegetation associated with the site includes hedgerows and
mature hedgerow trees that are dominated by oak, that follow the northern, southern, and
western boundary (Figure 7 — Site Photographs A, B and C). A Tree Survey has been carried
out by FPCR in April 2024 which identified predominantly ‘Low’ and ‘Moderate’ value
arboricultural features, including four individual trees, three tree groups and two hedgerows.
One individual tree was identified as ‘High’ value; however, it is located to the southwest
outside of the site boundary, adjacent to the village hall.

24, The site itself is not subject to any statutory or non-statutory landscape protection
designations and no other environmental designations are present, as illustrated in Figure 2:
Environmental Designations Plan. There are no listed buildings or structures on, or
immediately adjoining the site, and there are only 2 listed buildings within Tilstock village.
These include the Grade Il listed ‘Christ Church’ off Tilstock Lane approximately 100m south
of the site, and the Grade Il listed ‘Tilstock Hall Farmhouse’ approximately 340m to the south
off Steel Road. Due to the intervening-built form associated with the residential properties
adjacent to the southern boundary, there is no intervisibility of the site with the listed
buildings. Tilstock has no Conservation Area, and the closest is at Whitchurch approximately
2.8km to the north.

2.5. There are a range of community facilities including a primary school, village hall, church, local
pub and a bowling and tennis club within the village. There are several bus stops within
walking distance of the site along Tilstock Road with bus route numbers 511/512 between
Whitchurch and Shrewsbury stopping at many of the surrounding local schools and villages
along the route and providing links to further public transport including railway stations.

2.6. In terms of pedestrian access, the site is in private ownership with no public access
permitted. These is one Public Right of Way (PRoW) within proximity to the site, PRoW
Footpath ref ‘28/1 which is accessed off Tilstock Lane, passing between the playing field and
school building at Tilstock Primary School, and traversing the agricultural field to the east of
the site towards the A41. The B5476 Tilstock Road is a winding route directly adjacent to the
site’s western boundary, with mature hedgerows along both sides of the road. There are no
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pavements along the route adjacent to the site, the closest of which is located approximately
50m to the southwest of the boundary.

27. The site and the adjoining settlement of Tilstock are located upon a gently undulating
landscape, sloping broadly west to east towards a localised valley to the east where a small
brook flows south towards the river Roden (Figure 3: Topography Plan). The site is located
on land at approximately 101-106.5m AOD, with the landform falling very slightly from
northwest to southeast towards the northern settlement edge of the village. There is a field
pond along the western boundary adjacent to Tilstock Road that is surrounded by mature
trees, and areas of temporal standing water to the eastern edge of the site.

2.8. Much of the village is located on land at approximately 100m AOD. The surrounding landform
rises to the west, reaching approximately 129m AOD approximately 2km to the west adjacent
to Fields Farm and Alkingon Grange, and 130m AOD to the northeast at Ash Magna. To the
west the landform slopes away to approximately 80m AOD at the Welsh border along the
Red Brook.
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3. Description of Proposals.

3.1 The Site Layout (by Pegasus Group Ltd) is contained at Appendix 1 and the Landscape
Masterplan is included as Appendix 3. At a macro level, the proposed green infrastructure
would ensure that the proposed development is accessible, to ensure that it would be an
attractive place to live, manage surface water attenuation in a sustainable way, create new
opportunities to enhance habitats for local wildlife and facilitate improved opportunities for
recreation. The key new landscape features proposed are:

e A visually attractive and multi-faceted area of public open space to the
southwestern corner of the site, providing a range of opportunities for play and
informal outdoor recreation and gateway into the site from the village,

e A landscape-led approach to the site layout which allows for green infrastructure
corridors throughout the development. This comprises landscape buffers around the
site boundary to retain existing trees and create significant belts of new woodland
planting with species rich grassland margins, native hedgerow and tree planting
throughout areas of public open space, with locally distinctive fruit trees within a
community orchard and tree-lined streets throughout the development, and

e Sustainable urban drainage systems to manage surface water runoff that includes a
pond and swales enriched with appropriate native wetland planting.

3.1 In addition to the Green Infrastructure elements, the following proposals are integrated within
the public open space on the site:

e A new pedestrian and cycle route link to provide connections between the site and
Tilstock Lane or the primary school, and the existing Public Right of Way network to
the east,

e Pedestrian links through areas of open space providing attractive pedestrian
connections through the network of internal roads,

e Two new play spaces catering to a variety of age ranges with a range of both
naturalistic and equipped play equipment across both the LAP and LEAP in the
central and southeastern areas of open space, and

e Orchard tree planting to the open space to include locally distinctive species which
adds to the sense of place, opportunities for learning and contact with nature.

3.2. The proposed development could deliver a cohesive and high-quality green infrastructure
network that would:

e Sustainably manage surface water runoff improving resilience to climate change,
while enhancing visual amenity and creating additional opportunities for biodiversity,

e Encourage and promote healthy and active lifestyles through the provision of high-
quality, safe, and accessible open spaces for informal recreation and play for all ages

and abilities,

e Enhance pedestrian and cycle route connectivity to promote and facilitate
sustainable travel movements,

e Respect local landscape character to enhance visual amenity and promote a sense
of place, and
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e Create new opportunities for biodiversity through the integration and establishment
of a variety of new habitats providing foraging, nesting, and shelter to a range of
species.

3.3. The green infrastructure could deliver a broad range of benefits considered enhancement,
which could include:

e Protecting and enhancing landscape character and biodiversity by implementing in-
keeping landscape improvements and appropriate management practices to deliver
biodiversity gain and overall enhancement to the landscape resource of the site,

e Improving physical and mental health and social well-being by creating good quality
green spaces and opportunities for relaxation and health, physical activity as well as
providing the overall built infrastructure necessary to ensure people can run, walk,
cycle and play,

¢ Investment in the green infrastructure network which could provide multi-functional
open spaces and parks for the benefit of local people, wildlife, and the environment,

e Climate change adaptation and mitigation through increased tree cover for natural
air-cooling and CO2 absorption and sustainable surface water management features,

e Improving the quality of place by using the natural environment to create high-
quality living and recreational environments for people to live,

e Creating an attractive setting to new and existing residential areas, and

e Sustaining economic growth and investment through high-quality environments of
comparative location advantages to attract and retain business locally.

3.4. The iterative design of the scheme has been landscape-led and considered the
opportunities to deliver strategic tree and woodland planting that would minimise the
visibility of the built elements of the scheme from the adjacent settlement and wider
countryside. The indicative design could deliver the following:

o Existing hedgerows and trees to be retained where possible and enhanced with
appropriate native infill planting as necessary, reflecting native species existing
within the site and filtering views towards new built form,

e Proposed new development to be offset from the site boundary, creating green
corridors for native woodland, shrub and individual tree planting to soften views of
new built form from the surrounding context,

e Existing boundary vegetation to be supplemented with new woodland, hedgerow,
and individual tree planting, including:

- A 10m wide strip of woodland buffer planting within a 15m width belt of open
space to the eastern boundary will include a drainage swale with wet meadow
grassland, and belts of woodland to include both native understorey planting and
larger individual trees for more immediate visual softening of new built form from
points to the east, and visually connecting with the existing trees to the
southwest of the site,

- A 5m wide strip of woodland planting within a 10m wide belt of open space to the
northern and northwestern boundary, to include both native understorey
planting and larger individual tree planting for more immediate visual softening of
new built form from points to the north / northwest,
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- Retaining the existing native hedgerow where possible along the western
boundary, with replacement hedgerow planting where removals are required to
facilitate construction of the new vehicular site access off the B5476 Tilstock
Road, bolstered with native tree planting to reflect the character of existing views
towards the site from the road,

- New native and specimen tree planting within the area of open space along the
western boundary and adjacent to the proposed new access would combine
with screening effects provided by tree planting along the internal access road
to filter views towards the new residential units within the site and would
reinforce the existing sense of enclosure when travelling along Tilstock Road, and

- New native hedgerow, shrub, and tree planting within the area of open space to
the southwestern edge of the site, along the southern boundary and along the
edge of the development parcels fronting onto the public open space helps to
frame views towards the open spaces and provide an attractive setting to the
development, while providing filtering effects to views of the proposed dwellings
from the adjoining countryside.

e New vehicular access road and internal streets would be tree-lined, with larger
stature, extra heavy standard trees where appropriate, breaking up the new built form
and helping to integrate the new development into the existing settlement edge
context.
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4.1.

4.2.

43.

4.4.

4.5.

4.6.

4.7.

Effect on Landscape Elements.

The following section assesses the effects upon the landscape elements that currently
characterise the site. It considers the introduction of the new landscape elements as
indicated on the Site Layout Plan and Landscape Masterplan, with any indicative measures
clearly identified.

Land Cover.

The site is currently private farmland and comprises grassland used primarily for horse
grazing. The land cover is typical of the locality, where several larger sized fields used for
grazing are located to the east of the site, and to the west beyond Tilstock Road. To the north
of the site, smaller paddocks were observed to be used for cattle grazing. The existing
susceptibility and value of the land cover is considered to be Medium, which results in a
Medium sensitivity.

Approximately 65% of the site area would change from grassland to residential development
that includes private gardens, roads, pavements, and driveways. Approximately 35% of the
site would be dedicated to public open space and green infrastructure elements including
attenuation ponds.

The Landscape Masterplan contained at Appendix 3 outlines the green infrastructure
proposals of the development. The proposed development would be offset from the site
boundary to maximise the retention of all existing trees and hedgerows which are located
solely around the site periphery. Landscape buffers around the site boundary allow for
additional native woodland, hedgerow, shrub, and individual tree planting, with species-rich
meadow grassland to the woodland and hedgerow margins.

The main area of public open space is proposed to the southeastern edge of the site, where
a proposed new footpath link connects the site with the existing Public Right of Way footpath
ref '28/1 and to Tilstock Lane. Within the open space, a SUDs basin includes permanent
standing water, enhanced with marginal / aquatic planting and wet meadow grassland to the
banks to aid biodiversity. Drainage swales planted with wet meadow grassland pass through
the green corridors across the site, channelling water towards the SUDs basin.

A Locally Equipped Area for Play (LEAP) along the southeastern corner of the site provides
opportunities for play accessible to both the existing and proposed community, and benefits
from natural surveillance with properties fronting onto the area of open space. A further Local
Area for Play (LAP) within a central green space within the development provides informal
natural play features which also cater for broad age ranges, with areas of amenity grassland
for informal recreation. Footpath links pass through the areas of open space around the site
to enhance pedestrian permeability. The benefits of proposed new hedgerow and tree
planting as structural planting elements are discussed separately below.

While the proposed public open space would provide an increase in accessible open space
for the community, with benefits to biodiversity, visual and recreational amenity, the
proposed new built form would inevitably have an adverse effect upon baseline land cover
as a whole. The magnitude of change from the proposed development is assessed as
Medium, which when combined with the Medium sensitivity, results in a Moderate adverse
effect upon the land cover of the site.
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4.38.

4.9.

4.10.

4.

4.12.

4.13.

414.

4.15.

Topography.

The landform of the site itself is gently sloping, with an approximate 5.5m topographical
variation across the site broadly from west to east, ranging between approximately 101-
106.5m AOD (Figure 3 — Topography Plan). The lowest point of the site is to the southeastern
edge where the proposed new footpath connection links to the existing PRoW Footpath ref
'28/1" at approximately 10lm AOD. The highest point within the site is near the centre at a
level of 106.5m AOD. The other corners of the site range between 104.5m AOD and 105.5m
AOD The susceptibility of the topography to the type of development proposed is Medium,
which when combined with a Medium value, would result in an overall Medium sensitivity.

The overall gradients across the site would remain as existing, with only minor changes to the
landform proposed. This would include localised excavations to facilitate construction of the
SUDs basins, the road network, paths, parking areas and driveways, and with the digging of
the new building foundations.

Once the construction of the proposed development is completed, the overall pattern of
topography of the site would be maintained with landform largely retained at existing levels
within the areas of public open space. The magnitude of change to the overall ground profile
of the site would be Low. With a Medium sensitivity and a Low magnitude of change, the
overall effect upon topography would be Minor adverse.

Tree and Hedgerows.

The Arboricultural Survey was carried out by FPCR Ltd in April 2024 and sets out the location
and condition of trees and hedgerows within and adjoining the site.

The survey identified 4 individual trees (one of which is located outside of the site boundary),
3 tree groups, 3 hedgerows. Grading can be summarised as.

e Category A —'High’ value”: Tindividual tree adjoining but located outside the site,
e Category B - ‘Medium’ value: 2 individual trees and 1 tree group,

e Category C ‘Low’ value: 1individual tree, 2 tree groups and both hedgerows,

e Category U — ‘unsuitable for retention” none.

Most mature trees within and immediately adjacent to the site boundary are English Oak with
one Field Maple. All trees were assessed as being in fair condition, however they are mostly
‘low’-'medium’ value, with the only ‘high’ value tree being located outside of the site,
approximately 13m from the site boundary. Overall, the trees within the site are assessed as
having a Medium value.

The susceptibility to change arising from the development proposed would be High,
reflecting the time this landscape element takes to mature. With a medium value and
medium susceptibility, the overall sensitivity of the tree resource is High.

Existing hedgerows are native and typically include a modest range of species including
Blackthorn, Hawthorn, Sycamore and English ElIm. Overall, hedgerows are considered to be of
Medium value. Hedgerows are assessed to be of Medium susceptibility due to their form
being maintained between 1.5-2m height, which is in-keeping with existing field boundaries
in the locality and those along Tilstock Road. Combining value and susceptibility, hedgerows
are considered to have an overall Medium sensitivity.
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4.16. The proposed development is designed to be offset from the site boundary and is
anticipated to result in the retention of all the existing tree cover across the site including
trees within hedgerows, protected during the construction phase with measures to comply
with BS: 5837 (see FPCR Tree Retention and Removal Plan). A section of a category C
hedgerow would be removed to accommodate the new vehicular access from Tilstock Road.
Replacement hedgerow planting is proposed behind the visibility splays associated with the
junction as shown on the Site Layout Plan (Appendix 1) and Landscape Masterplan
(Appendix 3). This would, once established, reinstate the native hedgerow defining the
boundary of the site, responding to the existing character of views from along the road and
softening views of new built form. The main pedestrian access from the southeast would not
require any hedgerow removal. The localised hedgerow losses would represent a Negligible
magnitude of change and a Negligible adverse effect.

417. Overall, the proposed development could bring about a notable increase in the quantity of
trees within the site. The key areas of new planting, as illustrated on the Landscape
Masterplan (Appendix 3) are likely to comprise:

e Landscape buffers around the periphery of the site including a new 10m width belt of
native woodland planting to the eastern boundary and a 5m belt of woodland to the
north / northwestern boundary bolstered by pockets of native shrub planting,

e Individual native tree planting to the boundary, throughout public open spaces and
feature trees positioned at key focal points,

e Orchard trees underlain with wildflower meadow grassland within the public open
space to the southeast, and

e Avenue trees along the proposed main vehicular access road with tree lined streets
and street trees within incidental areas of open space along the perimeter blocks.

4.18. It is assessed that the magnitude of change upon the tree resource would be Low. This would
translate to Moderate beneficial effects on the tree resource within the site, with the
potential realised as the trees mature further integrating the proposals into the surrounding
landscape context.

4.19. Similarly, in addition to infilling gaps in existing hedgerows new hedgerows could be planted
across the site to increase the diversity of the hedgerow resource whilst also defining the
curtilages of properties. This would include:

o Replacement of the existing hedgerow to be removed adjacent to the proposed
access off Tilstock Road to the western boundary, with mixed-species native
hedgerow planting behind the visibility splays,

e Enhancement of existing site boundary hedgerows through additional native shrub
and tree planting, and

e Mixed native hedgerow planting around the southeastern area of public open space,
with more formal single-species hedgerow planting to the central area of open space
and along the interface of development plots within incidental open space.

4.20. New hedgerows would help deliver local green networks that benefit amenity and

biodiversity. On balance it is likely that the magnitude of change would be Low, and this
would translate to Minor beneficial effects upon the hedgerow resource within the site.
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Public Rights of Way (PRoW).

4.21. There is no existing PRoW within the site, and the full extent of the site is not accessible to
the public. PRoW Footpath ref ‘28/1" passes between the playing field and school building of
the Tilstock C of E Primary School from Tilstock Lane and traverses through the pastoral fields
to the east of the site in a northeasterly direction towards the A4l The proposed new
pedestrian footpath link would provide access from the new development into the village
and enable a connection to the wider countryside via the existing PRoW. In the context of
play areas and community orchard within the site these linkages would provide benefits for
both new residents and the wider community.

4.22. Effects upon the visual amenity of people using the existing PRoW in the wider landscape are
assessed in Section 6 of this report.
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5.1

5.2.

53.

5.4.

5.5.

Effects on Landscape Character.

This section seeks to establish how the proposals would have a bearing on landscape
character locally. The effects on landscape character consider how the introduction of new
landscape elements may physically alter the landform, landcover, landscape pattern, and
perceptual attributes of the site, and/or how the visibility of the proposals could change the
way in which landscape character is perceived. Landscape character is defined in GLVIA3 as
the:

“Distinct and consistent pattern of elements in the landscape that makes one
landscape different from another, rather than better or worse.”

The landscape around the site has been subject to two separate landscape character
assessments, undertaken at a range of scales, including:

¢ National Character Area (NCA): 61 ‘Shropshire, Cheshire and Staffordshire Plain’, and

e The Shropshire Landscape Typology (2006).

National Character Area.

At the national level, England is divided into 159 National Character Areas (NCAs) defined by
combinations of landscape character, biodiversity, and geology. The site is located to the
western edge of NCA 61, the ‘Shropshire, Cheshire and Staffordshire Plain’. The NCA extends
across an extensive landscape area, from Chester to the northwest, Macclesfield to the
northeast, Stafford to the southeast to encompass all of Shrewsbury to the southwest and
running along the eastern edge of Oswestry.

Key characteristics of the NCA, relevant to the site and study area include:
e “..alandscape of meres and mosses...

e Few woodlands... Locally extensive tracts of coniferous woodland and locally
distinctive orchards scattered throughout.

e Strong field patterns with generally well-maintained boundaries, predominantly
hedgerows, with dense, mature hedgerow trees...

e Dairy farming dominates on the plain...

o Diversity of wetland habitats includes internationally important meres and
mosses comprising lowland raised bog, fen, wet woodland, reedbed and standing
water...

e .. the highest density of field ponds in western Europe.

e ..Regularly spaced, large farmsteads, dispersed hamlets, market towns and many
other settlements...

e .. nearly 5,000 km of public rights of way cross the plain...”.

Landscape opportunities listed for the NCA which are considered relevant to the proposals
include:
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“SEO 1: Restore, manage and protect from diffuse pollution the rivers, streams, lakes,
ponds and wetland habitats...

SEO 2: Protect the landscape of the plain... incorporating well-maintained hedgerows,
ponds and lowland grassland margins within agricultural systems... reducing
fragmentation of seminatural habitats to benefit a wide range of services, such as
landscape character, sense of place, water quality and biodiversity.

SEO 3: ..support partnerships to plan appropriately scaled new woodland cover,
particularly where this will link and extend existing woodlands, restore and reinstate
traditional orchards and increase biomass provision to mitigate the impact of climate
change, where this will benefit biodiversity, landscape character and enhance the
experiential qualities of the area.”

5.6. The overall characteristics and description of the Shropshire, Cheshire and Staffordshire Plain
NCA broadly reveal a widely agricultural landscape, with frequent field ponds and field
boundaries defined by hedgerows and limited tree cover. This document is inevitably a high-
level character assessment, which provides a useful overview by which to understand the
character of the local and wider landscape and its surroundings.

The Shropshire Landscape Typology (2006).

5.7. The Shropshire Landscape Typology (September 2006) recognises 27 different ‘Landscape
Character Types’ (LCTs) which share broadly similar patterns of geology, topography,
vegetation, and human influences, and locates the site within the ‘Settled Pastoral Farmlands’
LCT, to the northern edge of the study area (Figure 4 — Landscape Character Plan).

5.8. The Key Characteristics for the ‘Settled Pastoral Farmlands’ LCT are listed as:
e “Heavy, poorly drained soils,
e Pastoral land use
e Scattered hedgerow trees
e Irregular field pattern
e Small to medium scale landscapes”.
5.9. The description for the LCT includes:
“.. Settled Pastoral Farmlands are lowland agricultural landscapes. Heavy, often
poorly drained soils are one of the defining characteristics of this landscape type and
have traditionally been associated with livestock farming. This land use means that
the historic pattern of small to medium, sub-regular, hedged fields has been retained
in most places.
Whilst small, relict pieces of ancient woodland are present in some areas, tree cover
is largely provided by scattered hedgerow oaks and Ash trees, along with linear bands
of willows and alders along watercourses. Although these are not as densely
distributed as they are in the Timbered pastures, they can be present in significant

numbers and, combined with the field size, generate a small to medium scale
landscape with predominantly filtered views.
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A medium to high density dispersal of farmsteads and wayside cottages, linked by a
sinuous network of lanes, represents the prevailing settlement pattern. However,
occasional hamlets and small villages also exist in some areas...

.. widespread pasture improvement and the introduction of intensive arable cropping
in some places. Overall, however, the historic field patterns remain largely
unchanged.”

Assessment of the Landscape Character of the site.

5.10. The site lies on the northern edge of the village of Tilstock and has no public access. The
site’s landcover comprises pastoral farmland currently grazed by horses, with some native
hedgerows and a small number of trees located along the northern, western, and southern
boundary. The site is bordered by residential development to the south along Crabmill
Meadow along with Tilstock Bradbury Village Hall and car park adjacent to the southeastern
corner of the site. The B5476 Tilstock Road runs adjacent to the western boundary with some
residential properties along the road adjacent to the southwestern section of the site. To the
immediate north there are some smaller grazed paddocks associated with the farm at
Oakleigh and The Whitney’s Farm. The eastern site boundary is currently open, and the field
that extends to the east is grazed by horses. There are frequent field ponds of varying sizes
and some scattered mature oak trees in the middle of the fields. The fields to the north of
the site have more mature boundary hedgerows which include many hedgerow trees that
contribute to the smaller-scale, enclosed landscape.

5. The character of the site and local countryside is not of such value that it has warranted a
statutory or non-statutory landscape designation, and the landscape has no features that
would indicate a 'valued' landscape in the context of the National Planning Policy Framework
(NPPF) from December 2023. Paragraph 180(a). For these reasons, the site falls at the lower
spectrum of the landscape value continuum, representing an area of pleasant, but
unremarkable settlement edge landscape.

5.12. Paragraph 180 notes that the planning policies and decisions should contribute to and
enhance the natural and local environment by “..(a) protecting and enhancing valued
landscapes...” in a manner commensurate with their statutory status or identified quality in
the Development Plan with 180 b) stating: "recognising the intrinsic character and beauty
of the countryside, and the wider benefits from natural capital and ecosystem services
(..) and of trees and woodland...”. This is further clarified in Paragraph 181 of the NPPF, which
states: “Plans should: distinguish between the hierarchy of international, national and
locally designated sites...” therefore, clearly establishing the principle of hierarchy between
designated and non-designated countryside. This is further reinforced by the Planning
Practice Guidance (its section ‘Natural Environment’) which puts more emphasis on
protected landscapes such as National Parks and National Landscapes (previously AONBs).
The site clearly falls at the lower end of the spectrum, with the local landscape not being
designated and not identified in the Local Plan as a non-statutory landscape designation.
There are no development plan policies that would indicate the site has a special character
or value, in landscape character terms. It therefore transpires that the site should be
considered against Paragraph 180 b) alone.

5.13. The following paragraphs analyse the site's landscape character, based on the field appraisal
by Pegasus. The following section identifies the landscape value and landscape susceptibility
of the site to residential development of the type proposed with reference to Box 5.1 of the
GLVIA3, and Technical Guidance Note 02/21 prepared by the Landscape Institute.

5.14. The GLVIA3 clearly identifies a hierarchy of valued landscapes when discussing the level of
importance which they signify. It clearly states that the value decreases from internationally
valued landscapes such as World Heritage Sites to nationally valued landscapes such as
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National Parks and National Landscapes (AONBs), to locally valued landscapes: “..locally
valued landscapes, for example, local authority landscape designations or, where these
do not exist, landscapes assessed as being of equivalent value using clearly stated and
recognised criteria...” The site and the surrounding landscape do not fall under any of the
above categories.

5.15. There is no PRoW within the site, and beyond the site there is a low density of PRoW (see
Figure 1 - Site Location Plan). In terms of its recreational value, the site is privately owned
and not accessible to the public. The topographical profile of the site and surrounding
landscape combined with hedgerows and tree cover along the site and surrounding
agricultural field boundaries, restricts opportunities to experience views towards the ground
level of the site from anywhere other than the agricultural field to the east, due to the open
eastern boundary. The site is well enclosed by the built form of the village to the south, and
the mature hedgerows along field boundaries and Tilstock Road, along with belts of trees and
the gently undulating landform.

5.16. Generally, the site does not contain landscape features that would be considered rare or
unique. The existing hedgerow and groups of trees along the site boundary contribute
towards an enclosed perception of the site and is reflective of the surrounding context. Most
hedgerows, trees and tree groups were ‘Low’ Arboricultural value, with some ‘Medium’ value
trees / groups identified within the survey. The hedgerows surrounding the site were all ‘Low’
value, however, are reflective of the surrounding field boundaries and influence the enclosed
character of the area from Tilstock Road. All trees within the site would be retained, and
development offset to avoid the Root Protection Areas (RPAs) identified on the Tree Survey
(FPCR). The section of hedgerow requiring removal for the vehicular access is to be replaced
behind visibility splays, and native hedgerow planting proposed throughout the public open
space of the development.

517. The site does not contain or adjoin any designated heritage or nature conservation assets.
There are two Grade Il Listed Buildings within Tilstock, ‘Christ Church’ approximately 100m to
the south, off Tilstock Lane, and ‘Tilstock Hall Farmhouse’ approximately 340m to the
southwest off Dig Lake / Maltkiln Lane. ‘Dearnford Hall’ is approximately 690m to the north.
Within the wider landscape, Prees Heath Site of Special Scientific Interest (SSSI) is located
approximately 1.3km to the east immediately east of the A49 Whitchurch Road, and forms
part of a larger area of CRoW Access Land. Another, smaller area of CRoW Access land is
located at Steel Heath, approximately 1.4km south, either side of the B5476 Steel Road. Brown
Moss is CRoW Access Land, a Ramsar site, SSSI, Local Nature Reserve (LNR), and Special Area
of Conservation (SAC) and is located approximately 1.9km to the northeast beyond the A41
Heath Road. The site is not covered by any landscape conservation designations that would
relate to ecology or biodiversity, and any localised value is restricted to the peripheral field
boundary vegetation. There are also no know cultural associations with the site or its
immediate context that have been recorded in notable works of literature or art.

5.18. The levels of tranquillity and the perceptual aspects associated with the site are influenced
by the established residential development to the immediate south / southwest of the site,
and the movement of vehicles along the B5476 Tilstock Road. The site is enclosed to the
north, west and south by some mature hedgerows and trees along the boundary. This
vegetation combines with the associated land use for grazing horses to provide a modest
scenic value from localised publicly accessible locations close to the site boundary and
limited points along the PRoW within the field to the immediate east, where parts of the site
are visible. The site and the immediate landscape context are relatively tranquil, as is typical
of undeveloped land adjacent to a suburban settlement. Due the lack of public access to the
site, the limited public views and urbanising influences from the adjacent residential built
form and road network, this relative tranquillity has modest value, and could not be described
as remote.
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5.19. Based on the above analysis the value of the site is assessed as Medium and the
susceptibility of the site to the type of development proposed is assessed as Medium,
resulting in a Medium overall sensitivity.

Effect on the Landscape Character of the Site and
immediate context.

5.20. The immediate landscape context is influenced by the settlement edge character of Tilstock,
with partial views of the adjacent residential properties through the boundary vegetation of
the site and views across the agricultural fields to the east towards the northern settlement
edge. The site itself forms an open area of land used for the grazing of horses and contains
some infrequent, moderate value landscape features including mixed species hedgerows
along field boundaries, and a limited number of trees mostly Oak and a Field Maple. The
enclosed nature of the site limits the extent from where the proposed development could
influence the surrounding landscape context. The site is well enclosed to the north, west and
south by the built form along northern settlement edge, by hedgerow field boundaries and
trees along Tilstock Road and surrounding field parcels. While the eastern boundary is open
to the adjacent field, the localised undulations in the landform, pockets of trees surrounding
field ponds and large-stature trees within the fields to the east, along with the presence of
blocks of woodland and vegetation along field boundaries, road networks and the railway line,
limits the extent from where the proposed development could influence the surrounding
landscape context.

5.21. As part of the development proposals, existing landscape features of value would be mostly
retained, with no trees requiring removal and the section of category C hedgerow removed
along Tilstock Road, proposed to be replaced with mixed species native hedgerow broadly
in the same location, set behind visibility splays. As part of the proposals, the retained
vegetation and proposed trees, hedgerows and ornamental planting would be actively
managed to create a pleasant and welcoming environment for the existing and proposed
community. The Landscape Masterplan illustrates new green infrastructure that is proposed
to include native woodland and pockets of native shrub planting along the eastern, northern,
and northwestern boundary, native hedgerows, and tree planting within areas of public open
space, a community orchard area planted within locally distinctive fruit trees, and tree-lined
streets throughout the development. The proposed planting would aid in integrating the new
built development into the receiving landscape over time, as well as further restricting
visibility of new buildings from the limited and localised views available from the immediate
settlement edge context. The introduction of new wetland habitats with marginal and aquatic
planting associated with the permanent body of water to the basin, with wet meadow
grassland to drainage swales and areas of managed long mown and wildflower grassland
would introduce new opportunities for biodiversity.

5.22. A large area (35%) of the site would be dedicated to public open space including green
infrastructure elements, with the remaining 65% of the site comprising new dwellings
including private gardens and the access road. The main area of open space to the
southeastern corner would offset the new built form from the adjacent Public Right of Way.
The proposed SuDs basin would include permanent water, introducing new wetland habitat
and planting to aid biodiversity. Native hedgerow and tree planting within the open space
aids in filtering views towards new built form and creates an attractive gateway into the
development from the main pedestrian access into the site from the village. Green corridors
along the access road through the development channel pedestrians and create a soft,
inviting route towards the central pocket of open space. The central open space provides
informal and natural play opportunities, and includes hedgerow and focal tree planting, which,
along with tree lined streets, aids in breaking up the built form and provides visual amenity
to new residents. Belts of woodland planting along the boundary provides a soft edge to the
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development and reflects the existing filtered view towards the northern settlement edge
from points to the east and from points along the PRoW.

5.23. The magnitude of change within the site, changing from open field to housing, albeit within a
well-considered, landscape-led site layout that would allow notable green infrastructure
enhancement, results in an overall Medium magnitude of change and a Moderate adverse
effect upon baseline landscape character.

Effect on the Landscape Character of the wider
countryside.

5.24. It is also relevant to consider the effects of the proposed development upon the wider
landscape character beyond the site and the immediate context.

5.25. The Shropshire Landscape Typology (September 2006) recognises 27 different ‘Landscape
Character Types' (LCTs) and identifies the site as lying within the ‘Settled Pastoral Farmlands’
LCT (Figure 4: Landscape Character Plan). The summary for the LCT reflects attributes
characteristic of the landscape surrounding the site, including: “Lowland landscapes with
heavy soils which are predominantly used for dairying and stock rearing. Small, irregular
fields are present throughout, together with scattered farms and cottages.”

5.26. The site and surrounding landscape context reflect several of the Key Characteristics
outlined for the LCT. The site comprises a medium-sized field parcel currently used for
grazing, with a ‘pastoral land use’ cited in the report. The site is located immediately adjacent
to the northern settlement edge, and scattered farm buildings to the north and a network of
varying field sizes and shapes comprise an ‘irregular field pattern’. The site contains limited
tree cover, however there are hedgerows, a scattered individual trees and some tree groups
along the surrounding road network and field boundaries, reflective of the ‘scattered
hedgerow trees’ cited in the LCT description. This vegetation combines with the small-scale
field parcels which assists in creating a ‘small to medium scale landscape’. There are
frequent field ponds within the fields to the immediate east, reflective of the ‘heavy, poorly
drained soils’ mentioned in the study. The proposed development whilst extending the
existing settlement edge northwards would be well contained by existing hedgerows and
trees to the north and west and a new woodland belt to the east. With the establishment of
the landscape mitigation proposed, the key characteristics of wider landscape context would
not be altered as a result of the development. Beyond the site, there would be no change to
any of the listed key characteristics of the LCA, and opportunity to perceive indirect
perceptual effects upon landscape character from lighting or increased traffic movements
would be Negligible. The effects upon visual amenity and longer-range views are set out in
the following section 6 of the LVIA below.
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6. Effects on Visual Amenity.

Zone of Theoretical Visibility.

6.1 The Screened Zone of Theoretical Visibility (SZTV) - Figure 5 has modelled a maximum built
development envelope of 2 storeys (12m high) within the Proposed Development cells on the
Site. Indicative woodland and building heights are modelled at 15m and 8m respectively. The
SZTV model does not account for existing hedgerow vegetation or tree cover beyond
woodland blocks, and consequently the resulting plan provides an exaggerated depiction of
likely visibility that requires review in the field. It should also be considered that most of the
land covered by the SZTV is private farmland, whilst the LVIA is necessarily focussed on
publicly accessible locations including public roads, public rights of way and settlement
edges.

Baseline Visual Context.

6.2. A selection of representative public viewpoints from all directions and distances from the
site have been reviewed, with an emphasis on high sensitivity receptors including settlement
edges and public rights of way (see Figure 6: Viewpoint Location Plan). A series of
Annotated Photoviews from Viewpoints 1-7 are included at Figure 7, along with Site
Photographs A-D taken from within the site, for context.

6.3. The combination of the gently undulating landform, adjacent built development and
surrounding mature vegetation along roads, field boundaries and scattered throughout the
surrounding landscape, create a visually contained site where there are limited opportunities
for publicly accessible views. More open views towards the site from the immediate east are
possible due to the open eastern boundary, however the extent of this is limited and views
are more restricted from points further to the east due to the landform, mature hedgerows,
and pockets of trees around field ponds, and along roads and the railway line. There are
occasional glimpses of the site through infrequent gaps in the hedgerow along Tilstock Lane
to the west. The road has mature hedgerows along both sides of the route and is winding in
character, which effectively encloses views while travelling along the route. Views towards
the site from within the village are possible from the footway along Tilstock Road to the
southwest, where the Site is enclosed by the roadside hedgerow and trees along the western
boundary of the site.

6.4. There are partially restricted views of the site from private properties, particularly the upper
floors of dwellings immediately adjacent to the site. This includes properties along Tilstock
Road to the southwest, Crabmill Meadow to the immediate south, and some more distant,
oblique views from properties along Tilstock Lane to the southwest, recognising that it is an
established planning principle that there is no private right to a view.

6.5. Residential views have been assessed as part of the settlement edge where public access is
available, however an individual assessment of the impact upon the views of all individual
scattered dwellings with potential views of the proposed development does not form part of
the scope of this assessment. It should be noted that it is an established planning principle
that there is 'no private right to a view, and consequently if suitable privacy distances
between existing properties and proposed development are maintained, any private views
of new built development should not be a valid consideration in the determination of the
planning application.

6.6. The following receptors that fall within the Study Area and are partially covered by the SZTV,

have been scoped out of the detailed visual assessment as it is assessed that there would
be no potential for any readily discernible visual effects:
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e Users of PRoW to the northwest including Restricted Byway ‘8/4" between Tilstock
Road and Alkington, and users of PRoW Footpath refs '42/1, 130/7, 129/1" between
Alkington Road and Tilstock Road, due to screening by tall intervening hedgerows and
belts of trees along field boundaries and Tilstock Road,

e Users of PRoW to the northeast including Restricted Byway ‘8/5" between Tilstock
Road and the A41 at Heathlane, and Footpath ref ‘11/2" between the A41 and Brown
Moss Nature Reserve due to screening by intervening belts of trees and hedgerows
along field boundaries, roads, and the railway line,

e Users of PRoW to the south of Tilstock, due to the landform sloping away to the south,
and screening by intervening built form of the village and belts of mature hedgerows
and trees along intervening field boundaries, and

e The settlement at Prees Heath due to screening by the adjacent built form, and
intervening hedgerows and belts of trees along field boundaries, roads, and railway.

Distribution of available views

6.7. The proposed residential development up to two storeys high would have a localised visual
envelope, with new built development typically being visible in the context of the existing
village. The new development would be well related to the existing settlement edge to the
immediate south/southwest. Belts of mature hedgerows and groups of trees throughout the
landscape surrounding the site to both the north, west and south, both along the site
boundary and within the surrounding field parcels when combined with the landform and
limited public access restricts opportunities for views of the site. Consequently, there are a
limited number of publicly accessible locations where views of the site are available.

6.8. With the eastern boundary being open, unrestricted views across the site are available to the
east, where users of the PRoW Footpath ref ‘28/1" approach the northern settlement edge
(Viewpoints 1and 2). Further to the east, views of the site from this footpath are screened
by undulations in the landform, by scattered, mature trees throughout the agricultural fields
and pockets of woodland including those surrounding field ponds, and by mature hedgerows
and belts of trees along the field boundaries.

6.9. Glimpsed views into the site from the south are possible from some limited locations
immediately adjacent to the site, through gaps in intervening boundary vegetation including
along Crabmill Meadow and the car park of Tilstock and Bradbury Village Hall. From most
points within the village including along Tilstock Lane, views into the site are screened by the
intervening buildings along the road and adjacent to the site, with glimpsed views adjacent
to the Primary School (Viewpoint 3).

6.10. There are some very limited locations along Tilstock Road to the west where views into the
site are possible, from a high point along the pavement to the southwest where glimpsed
views of the southwestern part of the site are possible above the boundary hedgerow
(Viewpoints 4 and 5), and where there are gaps in the field boundary hedgerow adjacent to
the road (Viewpoint 6). From most of the route, there are no views into the site due to the
winding nature of the road, and the mature boundary hedgerow and trees along both sides
of the route (Viewpoint 7).

Visual Receptor Assessment.

6.1. Based on the field assessment and the representative viewpoints shown on Figure 6, the
following receptors have been identified where public views of the proposed development
would be available, illustrated in the Annotated Photoviews Nos. 1-7 (Figure 7).
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6.12. Table 2 below sets out the assessment of receptor sensitivity in accordance with the
Detailed Methodology at Appendix 2.

Table 2: Visual Receptor Sensitivity

Receptor Viewpoints Susceptibility Sensitivity

to change

Settlements & Places of Interest

Tilstock 13.4&5 Medium Medium Medium

Public rights of way / Long-Distance Footpaths & Public Open Space

Users of PROW | 12 &3 Medium High High
Footpath ref
28/1

Highways

Users of the 456 &7 Medium Medium Medium
B5476 Tilstock
Road

6.13. Based on the Detailed Methodology at Appendix 2 and with reference to the Annotated
Photoviews (Figure 7) and field survey, Table 3 below, sets out the assessment of the visual
effects at Year 1 and Year 15 following construction. The assessment is based on the Site
Layout Plan at Appendix 1and Landscape Masterplan at Appendix 3.

Table 3: Operational Effects on Views from Visual Receptor Groups

Receptor Sensitivity Magnitude of Change Overall Effect

Settlement & Places of Interest

Tilstock Medium Year 1: From much of the village, views Year 1: Moderate
towards the site are restricted by the built adverse

(Viewpoints form immediately adjacent to the site, ribbon

13,4 &5) development along Tilstock Lane and trees

along the site’s southern boundary. There
would be occasional, partially restricted views
of new residential development from the
pavement along Tilstock Road to the
immediate southwest, and some glimpsed
views through gaps in built form from Crabmill
Meadow, the village hall car park and the
school playing field off Tilstock Lane. Whilst
glimpsed views of some new built form would
be experienced, within the context of closer
existing residential development including
recent housing on Crabmill Meadow and
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Receptor

Sensitivity Magnitude of Change

consequently would not appear incongruous in
terms of density and height. Development
would be offset from the site boundaries. The
overall magnitude of change would be
Medium.

Overall Effect

Year 15: Proposed reinforcement of existing
perimeter vegetation including new woodland
belts, and tree planting around the site
boundary, throughout the open space and as
tree-lined streets would reduce the overall
visibility of new built development over time
and help integrate the development into the
local context. The overall magnitude of change
would be Low.

Year 15: Minor
adverse

Public rights of way & Long-Distance Footpaths

Users of
PRoW
Footpath ref
28/1

(Viewpoints
1,2&3)

High

Year 1: For a section of the footpath route in
the same field parcel as the Site there would
be views of the development as people
approach the site from Tilstock to the south
(Viewpoint 1) and also approaching the site
from countryside to the east (Viewpoint 2),
however views further from the east are much
more restricted by intervening landform and
hedgerows. From this localised route section,
views of new dwellings as an extension to the
settlement would be available in the context of
the new area of public open space accessed
by the new footpath link to the southeast. The
overall magnitude of change would be
Medium.

Year 1: Major
adverse

Year 15: The establishment of the proposed
belt of woodland, native hedgerow and tree
planting along the eastern boundary and tree
planting throughout the public open space at
the southeastern end of the site would have
established, to further obscure views of new
built form. The overall magnitude of change
would be Low.

Year 15:
Moderate
adverse

Highways

Users of the
B5476
Tilstock
Road

Medium

Year 1: The B5475 Tilstock Road runs adjacent
to the site’s western boundary. It is a winding
road with mature hedgerows and trees along
both sides of the route, and along the site’s
western boundary. There are no pavements
along the route adjacent to the site, therefore

Year 1: Moderate
adverse
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Receptor Sensitivity Magnitude of Change Overall Effect

(Viewpoints users are typically those within vehicles that
456 &7) would experience fleeting views of the
proposals. Some glimpsed views travelling
north towards the site from within the
settlement are available along the pavement to
the southwest (Viewpoints 4 and 5), however
the ground level of the site is obscured by
intervening trees and hedgerow along the site
boundary. Partial views of the upper level and
roofscape of the new development would be
available that would increase in extent on the
approach to the new access road junction
where the existing hedgerow would be
removed (although new hedgerows would be
planted as mitigation either side of the new
access junction along the back of the visibility
splay). For road users approaching the site
from the north occasional glimpses of the
ground level of the Site are restricted to a field
access gate near the northwest corner of the
site (Viewpoint 6). Further to the north, views
of the proposed development would be
predominantly screened by roadside
hedgerows and the winding nature of the route
(Viewpoint 7). There would be fleeting views of
the upper levels and roofscape of new built
form set into the site, noting that over time
these views would be restricted by the growth
of mitigation woodland planting. Overall, the
magnitude of change would be Medium.

Year 15: New woodland planting along the Year 15:
northwestern boundary will have established Minor adverse
to further limit views into the site, and of new
buildings on the approach to the site from the
north. The replacement hedgerow planting
adjacent to the new vehicular access and tree
planting set behind, would reflect the existing
enclosed character of the route once
established, and obscure views of built form.
The new access road would allow fleeting
views into the site of new buildings; however,
views would be softened as the tree planting
adjacent the boundary and along the main
road establishes. An overall Low magnitude of
change is predicted.
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Summary of Visual Effects.

6.14. Based on the Detailed Methodology at Appendix 2 and with reference to the Annotated
Photoviews (Figure 7) and field survey, Table 4 below, sets out the assessment of the visual
effects at Year 1 and Year 15 following construction. The assessment is based on the Site
Layout at Appendix 1, with the Year 15 assessment factoring in the growth of mitigation
planting as illustrated on the Landscape Masterplan in Appendix 3.

Table 4: Summary of Effects upon Visual Receptor Groups
Receptor Sensitivity Magnitude of Change Overall Effect

Settlement & Places of Interest

Tilstock Medium Year 1: Medium Year 1: Moderate adverse

(Viewpoints 1,3,4

&5) Year 15: Low Year 15: Minor adverse

Public rights of way

Users of PRoW High Year 1: Medium Year 1: Major adverse
Footpath ref
‘0233/28/1

Year 15: Low Year 15: Moderate adverse

(Viewpoints 1,2 &
3)

Highways

Users of the Medium Year 1: Medium Year 1: Moderate adverse
B5476 Tilstock
Road

Year 15: Low Year 15: Minor adverse

(Viewpoints 4,5,6
&7)
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7.1

7.2.

7.3.

7.4.

75.

Planning Policy

National Planning Policy Framework

The National Planning Policy Framework (NPPF) published in December 2023 is a material
consideration in planning decisions. At the heart of the NPPF is a presumption in favour of
sustainable development as set out at Paragraph 11. The NPPF sets out overarching objectives
to achieve sustainable development: economic, social, and environmental. For decision-
taking, a development that accords with a current development plan should be approved
without delay; and, where the development plan is absent, silent, or relevant policies are out
of date, permission should be granted unless:

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

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

Footnote 7 outlines the protected areas or assets of particular importance to the NPPF
policies (rather than those in development plans) which relate to:

e Habitat sites (and those sites listed in paragraph 187); and/or
e Designated as Sites of Special Scientific Interest;

e Land designated as Green Belt, Local Green Space, National Landscapes (previously
AONBs), a National Park (or within the Broads Authority) or defined as Heritage Coast;

e Irreplaceable habitats; designated heritage assets (and other heritage assets of
archaeological interest referred to in footnote 72); and

e Areas at risk of flooding or coastal change.

The site and its immediate setting do not lie within any area designated for its landscape
value. At Paragraph 8, criterion ‘c’ describes the ‘environmental objective’ to “protect and
enhance our natural, built and historic environment; including making effective use of
land, improving biodiversity, using natural resources prudently, minimising waste and
pollution and mitigating and adapting to climate change, including moving to a low
carbon economy”.

Paragraph 20 refers to strategic policies that should make sufficient provision for the
conservation and enhancement of the natural, built, and historic environment, including
landscapes, and green infrastructure and planning measures to address climate change
mitigation and adaptation. Paragraph 135 relates to achieving well-designed places, criterion
‘b’ requires developments to be "visually attractive as a result of good architecture, layout
and appropriate and effective landscaping”. Criterion ‘c’ also sets out to ensure that
developments "are sympathetic to local character and history, including the surrounding
built environment and landscape setting, while not preventing or discouraging
appropriate innovation or change (such as increased densities)".

Para. 136 describes how trees make an "important contribution to the character and
quality of urban environments and can also help mitigate and adapt to climate change.”
It states how "new streets [should be] tree-lined", and ‘that opportunities area taken to
incorporate trees elsewhere in developments (such as parks and community orchards),

October 2024 | JS/NF | P24-1425 27



7.6.

7.7.

7.8.

7.9.

7.10.

7.

712

that appropriate measures are in place to secure the long-term maintenance of newly-
planted trees, and that existing trees are retained wherever possible". In relation to the
proposed development the Landscape Masterplan indicates that all existing trees would be
retained, that tree-lined streets are proposed along the main access road and internal
streets, with belts of tree planting along the site boundary and orchard trees within the open
space.

Section 15: Conserving and Enhancing the Natural Environment specifies how planning
policies and decisions should contribute to and enhance the natural and local environment.
Paragraph 180a states that protection and enhancement of “valued landscapes, sites of
biodiversity or geological value and soils” should be “in a manner commensurate with
their statutory status or identified quality in the development plan”. It also notes that the
“intrinsic character and beauty of the countryside, and the wider benefits from natural
capital and ecosystem services" should be recognised. As set out in the baseline section
of this report it is not considered that the site is located within a valued landscape.

Paragraph 181 makes it clear that there is a hierarchy to the importance and value attributed
to landscapes, and that the development plan should identify the quality of particular
landscapes that are not subject to statutory protection. Para. 182 describes how the "scale
and extent of development within all these designated areas should be limited, while
development within their setting should be sensitively located and designed to avoid or
minimise adverse impacts on the designated areas”. The proposed development is not in
a designated area.

Within Section 16: Conserving and Enhancing the Historic Environment, Paragraph 196 states
how local authorities should consider amongst other things, "the desirability of new
development making a positive contribution to local character and distinctiveness”. The
Landscape Masterplan (Appendix 3) and Design and Access Statement that accompanies
the application illustrate the potential for the proposed development to make a positive
contribution to local character and distinctiveness.

Shropshire Local Development Framework

The main documents which form the Shropshire Local Development Framework include the
Core Strategy Development Plan Document (DPD) adopted on the 24" February 2011, and
the Site Allocations and Management of Development Adopted Plan (SAMDev) adopted on
the 17t December 2015.

Adopted Core Strategy Development Plan Document (2011)

The Core Strategy locates the site within the ‘North East Spatial Zone’, which broadly includes
Whitchurch, Market Drayton and Wem and with a ‘Landscape Character’ briefly described as:
‘Gently rolling plain with low sandstone hills and ridges and scattered meres and
mosses’.

Policy CS4 recognises ‘Community Hubs and Community Clusters’ outlined in the SAMDev
DPD. The site is located outside of the village settlement boundary, and therefore Policy CS5:
‘Countryside and Green Belt' is relevant, in particular where it states that: “...development
proposals on appropriate sites which maintain and enhance countryside vitality and
character will be permitted where they improve the sustainability of rural communities
by bringing local economic and community benefits...”.

Other policies relevant to landscape and visual matters include:
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Policy CS6: Sustainable Design and Development Principles

713. The policy includes:

“To create sustainable places, development will be designed to a high quality using
sustainable design principles, to achieve an inclusive and accessible environment
which respects and enhances local distinctiveness and which mitigates and adapts
to climate change...

And ensuring that all development:

* ..Protects, restores, conserves and enhances the natural, built and historic
environment and is appropriate in scale, density, pattern and design taking into
account the local context and character, and those features which contribute to local
character, having regard to national and local design guidance, landscape character
assessments and ecological strategies where appropriate;

* Contributes to the health and wellbeing of communities, including safeguarding
residential and local amenity and the achievement of local standards for the
provision and quality of open space, sport and recreational facilities.

* Is designed to a high quality, consistent with national good practice standards,
including appropriate landscaping and car parking provision and taking account of

site characteristics such as land stability and ground contamination...”

Policy CS17: ‘Environmental Networks’

7.4, The policy includes:

“Development will identify, protect, enhance, expand and connect Shropshire’s
environmental assets, to create a multifunctional network of natural and historic
resources. This will be achieved by ensuring that all development:

* Protects and enhances the diversity, high quality and local character of Shropshire’s
natural, built and historic environment, and does not adversely affect the visual,
ecological, geological, heritage or recreational values and functions of these assets,
their immediate surroundings or their connecting corridors;

» Contributes to local distinctiveness, having regard to the quality of Shropshire’s
environment, including landscape, biodiversity and heritage assets, such as the
Shropshire Hills AONB, the Meres and Mosses...”

Shropshire Council Site Allocations and Management of Development (SAMDev) Plan
Adopted Plan (2015)

7.15. The SAMDev refers to the Tilstock as being located within the ‘Whitchurch Rural & Ightfield
and Calverhall Community Cluster’ within the Whitchurch Place Plan Area. The site is located
outside of the settlement boundary shown on ‘S18 INSET3', therefore would be subject to
policy ‘MD7a: Managing Housing Development in the Countryside’.

7.6. Policies which are of relevance to the proposed development, or to landscape and visual
matters include:

MD2: ‘Sustainable Design’

7.07. The policy includes:
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“..for a development proposal to be considered acceptable it is required to:

1. Respond positively to local design aspirations, wherever possible, both in terms of
visual appearance and how a place functions, as set out in Community Led Plans,
Town or Village Design Statements, Neighbourhood Plans and Place Plans.

2. Contribute to and respect locally distinctive or valued character and existing
amenity value by:

..iii. Protecting, conserving and enhancing the historic context and character
of heritage assets, their significance and setting, in accordance with MD13;
and

iv. Enhancing, incorporating or recreating natural assets in accordance with
MD12.

..4. Incorporate Sustainable Drainage techniques, in accordance with Policy CS18, as
an integral part of design...

5. Consider design of landscaping and open space holistically as part of the whole
development to provide safe, useable and well-connected outdoor spaces which
respond to and reinforce the character and context within which it is set, in
accordance with Policy CS17 and MD12 and MD13, including.

i. Natural and semi-natural features, such as, trees, hedges, woodlands, ponds,
wetlands, and watercourses, as well as existing landscape character,
geological and heritage assets and;

ii. providing adequate open space of at least 30sqm per person that meets
local needs in terms of function and quality and contributes to wider policy
objectives such as surface water drainage and the provision and
enhancement of semi natural landscape features. For developments of 20
dwellings or more, this should comprise an area of functional recreational
space for play, recreation, formal or informal uses including semi-natural
open space;

..iv. ensuring that ongoing needs for access to manage open space have been
provided and arrangements are in place for it to be adequately maintained in
perpetuity...”

MD12: ‘'The Natural Environment’

7.8. The policy includes:
“In accordance with Policies CS6, CS17 and through applying the guidance in the
Natural Environment SPD, the avoidance of harm to Shropshire’s natural assets and

their conservation, enhancement and restoration will be achieved by:

..2. Ensuring that proposals which are likely to have a significant adverse effect,
directly, indirectly or cumulatively, on any of the following:

..V. important woodlands, trees and hedges;
vi. ecological networks

...Viii. visual amenity;
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ix. landscape character and local distinctiveness...

3. Encouraging development which appropriately conserves, enhances, connects,
restores or recreates natural assets, particularly where this improves the extent or
value of those assets which are recognised as being in poor condition.

4. Supporting proposals which contribute positively to the special characteristics
and local distinctiveness of an area, particularly in the Shropshire Hills AONB, Nature
Improvement Areas, Priority Areas for Action or areas and sites where development
affects biodiversity or geodiversity interests at a landscape scale, including across
administrative boundaries.”

7.9. Nature Improvement Areas are areas where partnerships have been set up to enhance the
natural environment, funded by DEFRA in 2012. Tilstock and surrounding area is located within
the ‘Meres and Mosses Nature Improvement Area’, an extensive area covering approximately
39000ha of land. The focus for the programme was to make better places for nature, people
and communities through the improvement and protection of core sites and providing
connections through the restoration of wetland habitats.

7.20. The Landscape Masterplan (Appendix 3) and Design and Access Statement that
accompanies the application illustrate the potential for the proposed development to
implement sustainable design principles as an integral part of the development that respects
and enhances the natural environment and existing landscape features. As part of this, the
proposals include the enhancement of the site as a wetland habitat through developing the
SuDs strategy to include an area of permanent water, enhanced with marginal and aquatic
planting and wet meadow grassland.

Regulation 19 Pre-Submission Draft of the Shropshire Local Plan 2016-2038 (2020)

7.21. Shropshire Council is preparing a new Local Plan which is currently undergoing examination
prior to adoption, and contains Strategic Policies, Development Management Policies and
Settlement Policies. As with the SAMDev adopted plan, the settlement policies section
identifies Tilstock as being a ‘Community Cluster Settlement’ within the Whitchurch Place
Plan Area, and part of the ‘Tilstock, Ash Magna/Ash Parva, Prees Heath, Ightfield and Calverhall
Community Cluster’. There are no saved SAMDev Plan site allocations or Local Plan site
allocations with the wider rural area of the Whitchurch Place Plan Area. ‘Policy SP10: Managing
Development in the Countryside’ relate to development outside of the settlement boundary.

7.22. The following emerging policies are of relevance to landscape and visual matters:

e SP3: Climate Change

SP5: High Quality Design

e SP6: Health and Wellbeing

e DPI12: The Natural Environment

e DP14: Green Infrastructure

e DP15: Open Space and Recreation

e DP16: Landscaping of New Development

e DPI7: Landscape and Visual Amenity
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Whitchurch and Surrounding Area Place Plan (2019-2020)

7.23. There are 18 Place Plan Areas within Shropshire. The Whitchurch and Surrounding Area Place
Plan outlines the local infrastructure needs required to support the sustainable development
of the area, and identifies the wider investment needs to assist delivery of the community’s
vision and aspirations.

Shropshire Council Sustainable Design (Part 1) SPD (2011)

7.24. The Supplementary Planning Document (SPD) on Sustainable Design (Part 1) was adopted on
13 July 2011 and offers guidance on implementing Policy CS6 of the Shropshire Core Strategy
(Sustainable Design and Development Principles). This policy requires all development to
meet minimum requirements within a Sustainability Checklist. The guidance and checklist
broadly refer to water management, energy, and waste management. Part 2 of the is due to
focus on place making including design, transport, ecology, recreation, and open space, and
was due in 2012 however no further reference to the document could be found on the LPA
website.

Shropshire Green Infrastructure Strategy SPD (2020)

7.25. The Green Infrastructure Strategy Document was produced by LUC as part of the evidence
base to inform land use planning and policy within the emerging local plan. The document
focusses on identifying Green Infrastructure opportunities within settlements where the
greatest amount of development is proposed within the emerging local plan, including
Whitchurch as a Principal Centre.

7.26. The document identified a number of objectives which cover similar themes across the
assessment areas, the following of which could be relevant to the site and proposals:

e “Planting new, or strengthening existing habitat corridors to provide connectivity...
primarily along transport corridors and historic hedgerow alignments,

e Increasing access to existing open spaces...

e Provision of open space within new developments... Open space can also provide
facilities for children and teenagers, as well as food growing opportunities.

e Provision of enhanced active travel infrastructure within settlements,

e Urban greening... Planting of new trees and other urban vegetation in settlements
is recommended in a number of locations, to help create more biodiverse
settlements, and to help address the impacts of climate change, such as hotter
summers. Planting of species which are more resilient to climate change is a key
recommendation.”

7.27. The Landscape Masterplan (Appendix 3) and Design and Access Statement that accompany
the application demonstrate how the proposed development could deliver these objectives.
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8.1

8.2.

8.3.

8.4.

8.5.

8.6.

8.7.

Summary and Conclusions

A Landscape and Visual Impact Assessment (LVIA) was prepared following best practice
guidance, in support of a Full application for erection of 70no. dwellings (including 10
affordable dwellings), associated landscaping, drainage and infrastructure, with access taken
off Tilstock Road on a 4.05ha site at Land at Tilstock Road, Tilstock.

The site is located at the northern edge of the village and comprises a single, medium sized
field parcel currently used as grazing pasture for horses. The site is bordered to the south by
the existing settlement edge including properties along Crabmill Meadow and Tilstock Road,
with a belt of trees along the southern boundary. The western boundary is flanked by the
B5476 Tilstock Road, a winding road bound on both sides by mature hedgerows and belts of
trees, with no pavements along the section of the route adjacent to the site. To the north
there are paddocks bound by mature hedgerows with scattered hedgerow trees, associated
with the farm at Oakleigh, and The Whitney's Farm beyond. The site’s eastern boundary is
currently open to pastoral agricultural land which contains scattered mature trees and field
ponds often bound by a pocket of mature trees.

The site itself is not subject to any statutory or non-statutory landscape protection
designations and no other environmental designations are present. There are no Public Rights
of Way within the site and public access is not permitted. The is one PRoW Footpath ref
‘0233/28/1 which connects to Tilstock village and traverses the agricultural fields to the east
of the Site to meet the A41 north of Prees Heath.

There are no Listed Buildings or structures on, or immediately adjoining the site, and there
are two listed buildings within Tilstock village, the Grade Il listed ‘Christ Church’ off Tilstock
Lane approximately 100m south of the site, and the Grade Il listed ‘Tilstock Hall Farmhouse’
approximately 340m south off Steel Road. Due to the intervening-built form associated with
the residential properties along Crabmill Meadow and along the southern boundary, there is
no intervisibility of the site with these buildings.

The site and the adjoining settlement of Tilstock are located upon a gently undulating
landscape, sloping broadly west to east towards a localised valley to the east where a small
brook flows south towards the river Roden. The site is located on land at approximately 101-
106.5m AOD, with the landform falling very slightly southeast towards the northern
settlement edge of the village.

The iterative design of the scheme has been landscape-led, and as such, the development
proposals include new landscape features which are locally appropriate. These features
include belts of native woodland, individual native trees, a community orchard, species rich
native hedgerows, and wildflower meadow grassland. There would be play areas with both
equipped spaces and incidental opportunities for recreation, and new public access across
the site that links to the village to the southeast. Together, these elements could provide
increased habitats for biodiversity, improved pedestrian permeability and access to both
dedicated and informal recreation to be enjoyed by both new residents and the wider
existing community.

The Pegasus landscape assessment concludes that there would be a Moderate adverse
effect on landcover from the loss of pastoral farmland to new residential development and a
Minor adverse effect upon topography where the landform would be largely retained at
existing levels. No existing trees would be lost, and localised sections of hedgerows requiring
removal to accommodate the vehicular access, would be replanted with native mixed
species hedgerows in broadly the same location. There would be a notable increase in the
quantity of new tree planting comprising belts of native woodland planting to both the
eastern, northern, and northwestern boundary and native hedgerows with individual trees
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8.8.

8.9.

8.10.

8.1

8.12.

8.13.

8.14.

8.15.

planted around the southeastern area of open space, along with a community orchard and
tree-lined streets throughout the development. There would be the potential for Moderate
beneficial effects upon the tree resource within the site and Minor beneficial effects upon
hedgerows.

The baseline landscape character has been considered with reference to National Character
Area 61: ‘Shropshire, Cheshire and Staffordshire Plain’, and the Shropshire Landscape
Typology (2008) that identifies the site as lying within the ‘Settled Pastoral Farmlands’
Landscape Character Type (LCT).

The site and surrounding landscape reflect several of the characteristics cited for both the
NCA and LCT, mostly relating to the pastoral land use, the small-scale landscape created by
the irregularly shaped field parcels bound by mature hedgerows and trees, along with
frequently occurring field ponds due to the heavy, poorly draining soils. The development
landscape proposals respond to several of the Strategic Environmental Opportunities (SEOs)
outlined for the NCA, which broadly relate to agricultural landscapes but are reflected in the
development’s green infrastructure proposals. This includes implementing sustainable urban
drainage solutions to include permanent a water body which is reflective of the field ponds
prevalent in the area, retaining belts of grassland margins around the site boundary and
planting new native hedgerows. These strategies aim to enhance landscape character and
the sense of place while improving water quality and biodiversity as cited. The proposals also
aim to increase overall tree cover by retaining all existing trees within the development and
planting substantial areas of new tree planting along the site boundary, throughout the open
space and along the main streets. The intention of this is to benefit biodiversity and enhance
the experiential qualities of the local area.

Pegasus Group conclude that the landscape character of the site has a Medium overall
sensitivity to the type of development proposed. This conclusion was reached following
reference to Box 5.1 of the GLVIA3, and Technical Guidance Note 02/21 prepared by the
Landscape Institute.

The magnitude of change within the site, changing from open fields to a housing estate at the
northern and southern ends of the site has been assessed in the context of the Site Layout
and Landscape Masterplan, that would allow notable green infrastructure enhancement. It is
assessed that there would be an overall Medium magnitude of change and a Moderate
adverse effect upon baseline landscape character.

Beyond the site, there would be no change to any of the listed key characteristics of the
‘Settled Pastoral Farmlands’ LCT, and beyond the immediate vicinity of the site, the
opportunity to perceive indirect perceptual effects upon landscape character from lighting
or increased traffic movements would be Negligible.

A computer-generated Zone of Theoretical Visibility (ZTV) has been used to inform the
selection of representative public viewpoints from all directions and distances from the Site,
with an emphasis on high sensitivity receptors including settlement edges and public rights
of way.

It is an established planning principle that there is 'no private right to a view', and
consequently if suitable privacy distances between existing properties and proposed
development are maintained, any private views of new built development should not be a
consideration in the determination of the planning application.

The site has a very limited visual envelope due to surrounding built form, mature hedgerows
along the site boundary and scattered tree cover with, a locally undulating landform to the
east, resulting in a limited number of publicly accessible locations where views towards the
site are available. The proposed residential development up to two storeys high would have
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8.16.

8.17.

8.18.

8.10.

8.20.

a localised visual envelope, extending only modestly to the east due to the open boundary,
which would further reduce with the establishment and screening effects afforded by the
proposed woodland planting along the boundary, with new built development typically being
visible in the context of the existing village.

The visual impact assessment concludes that initial changes to visual amenity would be
Moderate adverse from the western edge of the village of Tilstock, reducing to a Minor
adverse effect at Year 15 following the growth of mitigation planting.

Users of the Public Right of Way Footpath ref ‘28/1" to the immediate east of the site would
experience Major Adverse effects at year 1, reducing to Moderate adverse at year 15 with
the establishment of the belt of woodland planting along the eastern boundary and
hedgerows and trees within the public open space to the southeastern corner of the site.

Users of the B5476 Tilstock Road to the west would experience Moderate Adverse effects
at year 1, reducing to Minor Adverse at year 15 following the establishment of the
replacement hedgerow planting adjacent the vehicular access, the belt of woodland and
blocks of native shrub planting along the boundary, and with the establishment of the
individual tree planting to both the boundary and street trees along the access road.

A review of the NPPF and the documents which form the adopted Shropshire Local
Development Framework indicates that the proposed development has the potential to
comply with the relevant landscape planning policies. This has been achieved by the
adoption of sustainable design principles, and a landscape led approach to the Site Layout
and Landscape Masterplan. The approach has minimised adverse effects upon visual
amenity and existing landscape features, whilst providing landscape elements and features
which aid in integrating the development into the receiving landscape. This would be
achieved through an increase in tree cover and creating a variety of habitat opportunities for
wildlife, along with providing benefits of both the existing and proposed community, including
play areas, a community orchard, and opportunities for informal recreation through the
provision of improved access to walking routes connecting to the surrounding PRoW network.

It is concluded that the proposed development has the potential to respect the surrounding
landscape context and relationship to the existing village edge of Tilstock. Overall, it is
considered that the receiving landscape has the capacity to accommodate the proposed
development without causing unacceptable harm to the existing landscape and visual
resource.
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