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1. Summary 

 Background 

1.1 I have provided landscape planning and landscape design services in relation to the 

Appeal Site since  January 2018. This included: working closely with Oxford Architects to 

provide a landscape-led approach to the development; advising on the landscape and 

design mitigation measures; and  preparing the Landscape Strategy for the Site. 

The Site 

1.2 The Site currently comprises four large arable fields; perimeter hedgerows; a group of 

farm buildings enclosed by mature trees; and, a number of public footpaths which cross 

the Site.  The Site is broadly level other than the south-eastern triangular field which 

rises gently to the east. 

Landscape Context - Existing 

1.3 The area surrounding the Site to the south, east and west comprises pastoral fields. To 

the north is the hamlet of Wanborough Marsh and to the north-east is Warneage Wood. 

A further new woodland (Manners Wood) is located to the south of the site. Further east 

are the settlements of Lower Wanborough and Upper Wanborough and further west is 

the A419. Beyond this is the existing urban edge of Swindon comprising both residential 

areas and industrial estates with a significant number of large scale warehouse buildings.  

1.4 Further south, beyond Pack Hill, is the North Wessex Downs Area of Outstanding Natural 

Beauty (NWDAONB). The principal unifying characteristic and recognisable feature of 

the AONB is its underlying chalk geology and rolling chalk landforms. 

Landscape Context – Future 

1.5 The landscape surrounding the Site will undergo significant change over the  coming 

years with the gradual implementation of the Swindon New Eastern Villages (NEV) 

masterplan, the southern connector road (SCR) and new roundabout on Pack Hill and 

the maturation of existing and proposed woodland which surrounds the Site. These will 

increase the visual enclosure of the Site and significantly alter the character and 

appearance of the roads adjoining the Site and the landscape setting of Wanborough.  

Landscape Character Context 

1.6 The Site lies on the southern edge of the ‘Vale of White Horse’ landscape character area 

which is part of the low lying clay landscape of the upper Thames. To the south is the 

higher, rolling chalkland landscape of the Marlborough Downs. The scarp slope which 

extends around Bishopstone, Hinton, Wanborough, Liddington and Badbury forms a 

transitional landscape between the two. 
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Landscape Analysis and Evaluation of the Appeal Site 

1.7 Representativeness of the LCA - the Site has a low-moderate level of representativeness 

of  the identified characteristics of the Vale of White Horse landscape character area.   

1.8 The contribution of the Site to the setting and scenic beauty of the AONB is Low - The Site 

forms part of the northern setting of the AONB which includes the urban area of 

Swindon, the settlements of Upper and Lower Wanborough and the surrounding areas 

of low-lying landscape. This area is visible in long views from high ground within the 

AONB but this is not an area of high scenic quality and does not make an important 

contribution to the landscape and scenic beauty of the AONB.  

1.9 From outside the AONB, views towards the AONB are also locally important with the 

scarp slopes forming a recognisable feature on the horizon of many views. However, in 

views towards the AONB from outside, the Site does not make  a significant contribution 

to these long views. Longer term, as Manners Wood matures and new planting 

establishes around the SCR Pack Hill roundabout, many of these views will be lost. 

1.10 The complementariness of the Site to the AONB is Low - I concluded this due to: its 

separation from the AONB by vegetation and Pack Hill road; the notably different  

character and appearance of the Site and the neighbouring part of the AONB; and the 

absence of  any special physical attributes in the Site which contribute to or enhance the 

special qualities of the AONB. 

1.11 The contribution of the Site to the Landscape Setting of Wanborough is Limited – I 

concluded this due to: firstly, the Site comprises large scale arable fields with no 

landscape features of particular note and has limited influence on the character and 

identity of the settlement; secondly the Site has a much weaker quality and strength of 

character than the areas of landscape to the south and east of the village within the 

AONB; thirdly, visibility of the Site from viewpoints within the village and from 

surrounding roads is limited; and, fourthly, with the exception of the eastern triangular 

field, the Site is set at a lower level, away from the village edge which reduces its 

influence on the character of the village.  

1.12 Role of the Site in Views and Local Visual Amenity – The Site is flat and has a good level 

of visual containment provided by surrounding vegetation and landform.  

1.13 The principal public locations from which there are short and medium distance views 

across the Site are public footpaths WA6, 7, 8 and 21 and intermittent points on Marsh 

Lane and Pack Hill. There are some further long distance viewpoints on roads and public 

footpaths on higher ground to the south within the AONB.  However, these viewpoints 

are a distance of c. 2.5 - 3km from the Site and the contribution of the Site to these views  

and the visual amenity of this area is negligible.  

1.14 Landscape Value of the Site and Surrounding Areas – The landscape to the south of the 

Site is designated as an AONB and is a Valued Landscape. In contrast, the Appeal Site is 

not a designated landscape.  
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1.15 I have carried out an assessment of the landscape value of the Site. Whilst it has some 

pleasing qualities, these are not present to such an extent that takes it out of the 

ordinary. It should not be considered as a Valued Landscape. 

1.16 Furthermore, in the consideration of the SCR application, the Council did not identify the 

landscape (part of which is the Appeal Site itself) to be a Valued Landscape despite it 

passing through the same landscape.   

1.17 Capacity of the Site to accommodate development - The Site has a number of attributes 

which increase its capacity to accommodate development, including: its flat topography 

and large scale field pattern; inclusion within the Great Western Community Forest Area 

in which large scale tree planting is being promoted; its proximity to the urban edge of 

Swindon; its enclosure by existing and proposed vegetation; and,  its relationship with 

the SCR link road and the wider NEV.  

The Proposals and Embedded Mitigation Measures 

1.18 A Landscape-led approach and an extensive package of landscape and design mitigation 

measures were embedded in the proposal. Key measures included: wide setbacks of 

buildings from site edge; use of locally appropriate recessive colours for building 

cladding; extensive tree planting and woodland belts; green roofs; low density of 

buildings and high proportion of Site as landscaped space; retention of triangular field 

as undeveloped area; retention of existing hedgerows and trees; and creation of large 

landscaped area on eastern side of site to prevent coalescence with Wanborough.  

1.19 The proposed mitigation measures comply with the expectations for minimising visual 

impacts on the AONB setting identified by the NWDAONB Partnership. 

1.20 I consider that the proposed mitigation measures are appropriate to the rural character 

of the Site and its context and would successfully integrate the proposed development 

with its landscape context. 

Landscape and Visual Effects of the Proposed Scheme 

1.21 Impact on landscape features – Trees and Hedgerows – The Proposed Development 

retains existing vegetation on the Site where possible and introduces substantial new 

areas of tree and hedgerow planting across the Site. The planting would connect with 

the adjacent Warneage Wood and Manners Wood and would contribute to the delivery 

of the Great Western Community Forest. There would be an overall beneficial effect on 

trees and hedgerows.  

1.22 Impacts on character of the Site - The proposed development would change the 

character and appearance of the Site from open arable fields to a science park set within 

a landscape of woodland and trees. This would be an adverse effect of high magnitude 

and major significance at year 1 reducing to medium-large magnitude and moderate to 

major significance by year 15. 

1.23 Impacts on character of Wanborough and Liddington Villages  - By year 15, the Proposed 

Development would be set within the proposed framework of landscape planting.  The 

landscape setting to the west of Wanborough village would be changed but the effect 
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and potential harm of this on the character of the village would be very limited due to: 

the important aspects of the village’s landscape setting to the south being unaffected; 

the distance and separation of the development from the village;  the low existing and 

future level of  intervisibility between the village and the Site; and,  the substantial areas 

of landscape planting proposed which would soften and integrate the development 

proposals with its surroundings.  

1.24 Impact on the Landscape Character of the North Wessex Downs AONB - There would be 

no direct changes to the landscape features or the defined special qualities of the AONB 

relating to landscape character. The main characteristics of this area which were 

identified in the baseline study are its undeveloped, pastoral fields with views south 

across the clay vales towards the urban fringe of Swindon and north towards Liddington 

Fort and the edge of the Marlborough Downs. These characteristics would be 

maintained following implementation of the proposals.  

1.25 The proposed mitigation measures would mean that the development would integrate 

with its landscape setting and have little effect on the character or scenic beauty of the 

AONB.  When visible from higher ground, it would be seen as part of the wider 

background view of Swindon.  By year 15, when proposed new planting has established, 

the effect on the character of the AONB would be an indirect adverse effect of small 

magnitude and minor to moderate significance. 

1.26 In the long term, the Proposed Development will integrate successfully with the 

landscape and the character and scenic beauty of  the AONB would be conserved.   

Visual Effects 

1.27 The visibility of the proposals would be restricted due to the flat topography of the Site 

and existing enclosure by vegetation and landform, together with the additional visual 

enclosure which would be provided by proposed planting within the Site and planned 

planting in association with the SCR road and Pack Hill roundabout. As a result, despite 

the scale of the Proposed Development, relatively few views or visual receptors would 

be significantly changed by the proposals and those affected would be limited to those 

within the Site or in close proximity. 

1.28 There would be some harm to the views and visual amenity currently experienced by 

users of the public footpaths across the Site through the loss of openness and rural 

character of the routes. However, the weight that is afforded to this harm should reflect 

the following: affected footpaths are outside the AONB and not part of a waymarked 

trail;  the number of users affected is relatively low; proposed planting and landscape 

zones would mitigate the effects and provide a good level of visual amenity; views of 

Liddington Hill from public footpaths to the south of the Site within the AONB would be 

unaffected; views of the AONB and Liddington Hill from the Site will diminish over time 

in any event as planting in the surrounding landscape matures.   

1.29 Some views from the public footpath between Purley Road and Pack Hill would change 

with the Proposed Development giving the background a more wooded character and 

with some visibility of the proposed phase 1 building. However, long views from the 

footpath across the AONB towards Liddington Hill would be unaffected and users of the 

footpath would still experience a high level of visual amenity.   
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1.30 Long distance views from Liddington Hill - In these, the Proposed Development would be 

seen in the distant background of views. It would be seen in the context of the existing 

urban area of Swindon and against the backdrop of existing large scale buildings 

including Swindon Hospital and various industrial and warehouse sites. The proposed 

mitigation measures would ensure that the visual impact of the proposals on these views 

would be minimal and would not be such as to adversely affect or undermine the 

purpose of conserving and enhancing the natural beauty of the AONB. 

Response to third reason for refusal 

1.31  ‘The proposed development by virtue of its scale, form, design, siting and location would 

result in the introduction of substantial incongruous built form into the rural countryside’.  

It is an agreed matter that the Site is currently an area of rural countryside. It is also an 

agreed matter that the proposals for the Wasdell phase 1 and 2 buildings are substantial 

built forms. However, buildings of this scale are relatively commonplace and a 

characteristic feature of Swindon; I do not agree that the built form would appear 

incongruent in the context of these.  

1.32  ‘The proposal would be excessively prominent’ – The Proposed Development includes 

an extensive package of landscape and design mitigation measures. Proposed planting, 

development set backs and a materials palette of recessive colours will reduce and 

soften the visual effects of the proposed buildings. These would be highly effective in 

integrating the development proposals into the landscape and I do not agree that the 

proposal would be excessively prominent.  

1.33 loss of open, rural countryside – It is an agreed matter that the Proposed Development 

would result in a change to the use and character of the Site and would cease to be open 

countryside. However, the proposed package of landscape and mitigation measures 

would reduce the impact of this change and would create a high quality landscape for 

the Site which integrates the development with the surrounding countryside, 

contributes to the delivery of the Great Western Community Forest and brings with it a 

substantial net gain in biodiversity.    

1.34 harm to the visual amenity of the area – The proposed mitigation measures would create 

an attractive high quality landscape which blends with the surroundings. There would be 

some harm to local views but views would generally become more wooded in 

appearance and the character and level of visual amenity of the area would remain good. 

Whilst it may be possible to see parts of the development in some long views I do not 

consider that this would noticeably change the character of the view or have a harmful 

effect on its visual amenity.   

1.35  ‘fail to provide a scheme which protects, conserves or enhances the character, diversity 

and local distinctiveness of the existing landscape setting, including the North Wessex 

Downs AONB’ It is an agreed matter that the proposal would involve the development 

of an area of countryside which forms part of the setting of the AONB and that there 

would be harm to the character of the Site itself within this setting.  However, the 

landscape and visual harm arising from the proposals is both limited and localised due 

to the proposed extensive package of mitigation measures. The Proposed Development 

would not result in significant long term harm to the surrounding landscape or to the 

AONB itself in terms of either its character, scenic beauty or special qualities. There 
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would also be some small scale landscape enhancements arising from the increase in 

biodiversity on the Site, the restoration of the eastern triangular field to a species-rich 

grassland and the increase in native tree cover and hedgerows. 

1.36 The mitigation proposed would fail to overcome this harm – I consider that  the proposed 

extensive package of mitigation measures would be highly effective in reducing the scale 

and extent of landscape and visual effects arising from the development. The residual 

significant landscape and visual effects at year 15 would be limited and localised with a 

further reduction as planting continues to mature and grow beyond this date.   

Conclusions on Landscape and Visual Effects  

1.37 Despite the scale of the development proposals, the landscape-led approach has meant 

that most potential landscape and visual effects of the proposals on receptors in the 

wider area would be successfully mitigated. However, some significant landscape and 

visual effects would remain; these are summarised below together with my assessment 

on the weight that should be afforded to these in the planning balance. 

1.38 Impacts on the character and visual amenity of the North Wessex Downs AONB –  

Moderate weight should be afforded to the potential harm to the North Wessex Down 

AONB, since the predicted adverse landscape and visual effects on the AONB are indirect 

and very limited but the NPPF requires that great weight should be given to conserving 

and enhancing landscape and scenic beauty in AONBs.  

1.39 Impacts on landscape character –Moderate weight should be given to the adverse 

effects on landscape character that would arise. This is due to the permanent nature and 

large scale of change but the limited and localised area that would be affected, the 

undesignated and ordinary value of the landscape and the changes to the landscape 

which are already accepted and arising due to the implementation of the SCR road and 

roundabout and the wider NEV proposals.  

1.40 Impacts on the visual amenity of users of public footpaths  WA6, WA7, WA8 and WA22 

and users of Pack Hill and Marsh Road –Limited to Moderate weight should be given to 

the adverse effects on visual amenity that would arise for users of public footpaths  WA6, 

WA7, WA8 and WA22 and users of Pack Hill and Marsh Road. This is due to the 

permanent nature of the changes to views but accepting that the routes are of local 

importance and visual amenity provided by the proposed mitigation measures would 

not be unpleasant and that longer distance views to the AONB are likely to be lost or 

significantly reduced in any case as Manners Wood matures and proposed planting 

associated with the SCR route  and roundabout establishes. 
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2. Introduction  

Qualifications and Experience 

2.1 My name is Joanna Mary Ede. I am a Director and Head of Landscape and VIA at Turley 

planning consultants. I am a Chartered Landscape Architect and Member of the 

Landscape Institute. I hold a Master’s Degree in Landscape Architecture, a Postgraduate 

Diploma in Landscape Architecture, and a BA honours degree in Geography. I have 26 

years’ professional experience as a Landscape Architect and am also a Recognised 

Practitioner in Urban Design. 

2.2 I have been an external examiner for the Landscape degree course at the University of 

Sheffield for four years and following this as an external examiner at Leeds Metropolitan 

University for four years. I have also presented papers at the annual conference of the 

European Council of Landscape Architecture Schools at the University of Greenwich in 

2017 and the Activating Biophilic Cities Conference at the University of Greenwich in 

2018. In 2018 I was invited to act as judge at the Landscape Institute Awards in the 

Landscape Planning Category. 

2.3 In 2019 I was invited by the Landscape Institute Technical Committee to form part of a 

small group tasked with producing a Technical Information Note (TIN) on Valued 

Landscapes. The working group is considering the meaning of the term ‘valued 

landscapes’ within the NPPF and how it should be interpreted in the context of 

developing appropriate policies as part of development plans for local authorities as well 

as in the context of making decisions on individual planning applications. 

2.4 I have a wide range of experience in both Landscape Design and Landscape Planning and 

have worked for both the public and private sector. This has included acting as an expert 

witness on landscape matters at Public Inquiries and Hearings. I recently provided 

landscape evidence on behalf of Cove Construction for two Appeals relating to proposed 

residential developments on the edge of settlements in Wokingham and Waverley and 

prior to this I acted on behalf of both Aylesbury Vale District Council and the Borough 

Council of Wellingborough for six Appeals. 

2.5 I have worked on projects across the UK but have particular experience of the landscape 

of central and southern England having undertaken a large number of projects in 

Wiltshire, Oxfordshire, Buckinghamshire, Hertfordshire and Berkshire.  Much of my work 

has involved undertaking Landscape and Visual Impact Assessments (LVIAs) and 

Landscape and Visual Appraisals (LVAs) and my current role focusses on undertaking and 

reviewing LVIAs and LVAs on sites across the UK. Projects for which I have completed 

LVIAs include: Southend Airport Business Park; University of Essex Research Park; a 3,500 

unit residential development on the edge of Scunthorpe; several residential and mixed 

use developments around the fringes of Swindon; the Paddington Station 

redevelopment; a residential development on the edge of Wadebridge in Cornwall; a 

large mixed-use development on the seafront in Southend; and, a residential 

development on the edge of Arlesey, in Bedfordshire.  

2.6 All the landscape and visual assessment work I carry out is undertaken in accordance 

with the ‘Guidelines for Landscape and Visual Assessment’ (3rd edition, published by the 
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Landscape Institute and Institute for Environmental Management and Assessment), 

hereafter referred to as ‘GLVIA3’.  

2.7 My professional experience also includes a major landscape study of sites put forward 

for housing allocation in the South Wealden Growth Area on behalf of Wealden District 

Council; a Landscape Character and Green Belt study for Basildon Borough Council; a 

landscape character assessment for East Hertfordshire District Council; and, the 

preparation of landscape proposals and landscape statements to support a large number 

of planning submissions for residential development on behalf of a number of private 

developers including: Crest Nicholson, Berkeley Homes, Cove Homes and Barratt Homes. 

Project Role and Scope of Work 

2.8 In January 2018, I was appointed by Wasdell Properties (the ‘Appellant’), to provide 

landscape services in relation to the development of proposals for a science park on the 

site at Inlands Farm. The scope of my work up to and including planning submission 

comprised: 

 a baseline landscape and visual appraisal of the site and its context (including 

three site visits); 

 advice on the landscape opportunities and constraints of the site; 

 landscape input to the development of proposals for the site (in close 

collaboration with Oxford Architects) to provide a landscape-led approach to the 

development proposals including review and feedback on  alternative design 

approaches, materials, layout options, access arrangements etc and ongoing 

input to the masterplanning process; 

 liaison with SBC landscape officer and North Wessex Downs AONB landscape 

officer on landscape matters including agreement of representative viewpoints 

to be tested in the LVIA; 

 development of a landscape strategy for the site and detailed landscape 

proposals for the phase one area; 

 liaison with Waygood Colour in the development of an appropriate colour 

palette and colour strategy for the phase one building; 

 preparation of a landscape and visual impact assessment which forms chapter 9 

of the 2018 environmental statement for the project (this version of the LVIA 

was superseded by the revised LVIA prepared in 2020 and is not relevant to this 

appeal); 

 commissioning of accurate visual representations (AVRs) of scheme proposals 

(by Troopers Hill); 

 review of landscape comments on the 2018 planning submission and advice on 

proposed scheme amendments;  
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 preparation of a revised landscape strategy and input to the revised illustrative 

masterplan; and, 

 preparation of a revised landscape and visual impact assessment (LVIA) which 

forms chapter 9 of the 2020 environmental statement for the revised submission 

(this proof of evidence refers to the findings of the revised 2020 LVIA); 

2.9 Following the refusal of planning permission by SBC I was subsequently instructed by the 

Appellant to represent them on issues relating to landscape and visual impact in the  

planning appeal.    

Statement of Truth 

2.10 I confirm that the evidence that I have prepared and provide for this Inquiry (Planning 

Inspectorate Reference: APP/U3935/W/21/3269667 has been prepared, and is given, in 

accordance with the guidance of my professional institute, The Landscape Institute, and 

I confirm that the opinions expressed are my true and professional opinions. 

Summary description of the proposed development 

2.11 The proposed  scheme was described by the Council at validation as: 

“A Hybrid Planning Application for a Science Park and associated works to include full 

details of 33,507 sqm (GIA) of Use Class B1c (light industrial), with associated access, 

parking, landscaping and drainage and an outline proposal for up to 32,281 sqm (GIA) of 

Use Class B1b (research and development) and up to 16,400 sqm (GIA) B1c (light 

industrial), with associated access, parking, landscaping and drainage (all matter 

reserved)”  

Reasons for refusal and the Council’s Case on Landscape Matters 

2.12 This Appeal is against the refusal by SBC of a hybrid planning application submitted on 

behalf of Wasdell Properties in November 2018. Planning permission was refused for  

eleven reasons. Of these, reason 3 (in relation to both the full and outline elements of 

the proposed development) relates directly to landscape and visual matters and states: 

The proposed development by virtue of its scale, form, design, siting and location would 

result in the introduction of substantial incongruous built form into the rural countryside. 

The proposal would be excessively prominent, resulting in the loss of open, rural 

countryside and harm to the visual amenity of the area. The proposal would therefore 

fail to provide a scheme which protects, conserves or enhances the character, diversity 

and local distinctiveness of the existing landscape setting, including the North Wessex 

Downs AONB. The mitigation proposed would fail to overcome this harm. For these 

reasons, the development would fail to preserve or enhance the local character of the 

area and would have an unacceptable adverse impact on the countryside, landscape 

character and North Wessex Downs Area of Outstanding Natural Beauty (AONB). The 

development is therefore contrary to Policy EN5 of the Swindon Borough Local Plan 2026 

and the National Planning Policy Framework (NPPF). 
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2.13 The Council’s case on landscape matters is set out in further detail in paragraphs 6.16 – 

6.24 of the LPA Statement of Case (CDC-3). In summary, the Council allege that: 

  the Appeal Site is a valued landscape which would not be protected and 

enhanced by the  Proposed Development and that the intrinsic character and 

beauty of the countryside has not been recognised;  

 the  setting of the AONB would be harmed; 

 the Proposed Development would have an unacceptably harmful impact on 

visual amenity including a diminished quality of visual experience in views to 

and from the AONB; 

 the proposed mitigation measures would fail to mitigate the harm of the 

proposed development to an acceptable level; 

 the Proposed Development fails to conserve and enhance the landscape and 

scenic beauty of the AONB, through development within its setting; and   

 the second part of paragraph 172 of the NPPF is applicable and that, in 

relation to 172 part c, the appeal scheme would result in significant 

environmental harm to landscape character and visual amenity and that such 

harm could not satisfactorily be mitigated. 

Key issues and scope of evidence 

2.14 I have commenced collaboration with the council’s landscape consultant in the 

preparation of a Statement of Common Ground on Landscape matters. This was not 

complete prior to the submission of this evidence. 

2.15 Having reviewed the officer’s report on the planning application and the Council’s 

statement of case, it is my understanding that the main issues which relate to landscape 

and visual impact  and which are disputed between the Appellant and Council are: 

• The landscape value of the Appeal Site and whether it is a Valued Landscape; 

• The contribution that the Appeal Site makes to the AONB;  

• The impact of the proposals on countryside and landscape character; 

• The impact of the proposals on views and visual amenity;  

• The impact of the proposals on the North Wessex Downs AONB; and, 

• The efficacy and appropriateness of proposed landscape mitigation measures. 

2.16 To address the above issues, my evidence will cover the following: 

 An analysis and evaluation of the Appeal Site, including its: landscape value; 

contribution to the AONB (scenic quality, special qualities and setting); 
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representativeness of the Site to the defined Landscape Character Areas; and, 

contribution to local views and visual amenity; (Section 3). 

 A summary of the landscape strategy and landscape mitigation measures 

embedded in the proposals; (Section 4)  

• A review of the landscape and visual effects of the proposed scheme and the 

effect of these on the AONB, local landscape character and key views and the 

effectiveness of proposed mitigation measures (including reference to the 

findings of the 2020 LVIA) (Section 5); 

• A consideration of the Development in relation to Landscape Planning Policy and 

Guidance and the Reasons for Refusal (Section 6); and, 

• A summary (Section 1). 

2.17 My evidence should be read alongside that of: 

• Mr Peter Lawson (Turley Planning) regarding planning policy and the planning 

balance;  

• Mr Richard Brookes (Turley Heritage) regarding heritage; 

• Mr Tony Mullin (Oxford Architects) regarding design; and,  

• Mr Roy King (Foundations Heritage) regarding Archaeology.  

 

Methodology 

2.18 This evidence has been prepared following a review of: the documents and drawings 

which were submitted with the planning application in November2018 and revised 

submission in April 2020 ; consultee responses; the Statements of Case prepared by both 

the appellant and the Council; the Draft Statements of Common Ground prepared by the 

Appellant and four1 visits to the site and its surroundings.  Appendix 1 to the 2020 LVIA 

provides supporting figures and photographs (including accurate visualisations of the 

proposals) and further figures are provided in the A3 Appendix document which forms 

Appendix 1 to this proof.  

2.19 For ease, to illustrate key points, reduced scale versions of some photographs and plans 

are included within this proof. My photographs for this proof were taken in accordance 

with ‘Visual Representation of development proposals’ – Landscape Institute Technical 

Guidance Note TGN06/19, using a Canon EOS 200D digital single lens reflex camera with 

a focal length equivalent to a 50mm lens on a manual 35mm film SCR camera.   

2.20 Best practice in relation to landscape and visual assessment is set out in ‘Guidelines for 

Landscape and Visual Impact Assessment’, 3rd edition 2013, published by The Landscape 

                                                            
1 I carried out a site visit in January 2018, February 2018,  September 2019 and May 2021 and a 
further site visit was carried out by a senior landscape architect in my team in July 2018. 
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Institute and the Institute for Environmental Management and Assessment. Hereafter I 

refer to this as GLVIA3. Relevant short extracts from this are provided in CDJ-5.  

2.21 Quotations within this proof are written in italics. Any parts which are underlined have 

been done so for the purpose of my own emphasis.  
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3. Evaluation of the Landscape and Visual Context 

Site Description  

3.1 A detailed description of the Site and the surrounding landscape and visual context will 

be provided in the Landscape SoCG.  An OS plan at 1:25,000 showing the location of the 

Site and its existing surrounding context is provided at Figure A01 in Appendix 1 and an 

extract of this is provided in Figure 3.1 below. 

   

Figure 3.1: Site location plan (extract) 

3.2 Briefly, the Site currently comprises four large arable fields; perimeter hedgerows; a 

group of farm buildings enclosed by mature trees; and, a number of public footpaths 

which cross the Site.  The Site is broadly level at c. 103m AOD other than the south-

eastern triangular field which rises gently from c. 108m to c. 135m AOD. 

Site Context - Existing 

3.3 The area surrounding the Site to the south, east and west comprises pastoral fields. To 

the north is the hamlet of Wanborough Marsh and to the north-east is Warneage Wood, 

a young woodland planted and managed by the Woodland Trust. A further new 

woodland (Manners Wood) is located to the south of the site. Further east are the 

settlements of Lower Wanborough and Upper Wanborough and further west is the A419 

and the existing urban edge of Swindon. 

3.4 An aerial photograph of the Appeal Site and existing surrounding context is provided at 

Figure  A02 in Appendix 1.  
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Site Context – Future 

New Eastern Villages (NEV) and Symmetry Park 

3.5 The landscape surrounding the Site will undergo significant change over the coming 

years with the gradual implementation of the Swindon New Eastern Villages (NEV). This 

development area of c. 724 hectares will consist of 8,000 homes, new schools, 

employment spaces, community and leisure facilities and extensive green infrastructure. 

The illustrative masterplan for the NEV is included as CDG-2 and an extract of the 

southern area closest to the Site provided in Figure 3.2 below and an aerial photograph 

showing the full NEV masterplan is provided as Figure 3.3 and included in Appendix 1 

Figure A03. 

 

Figure 3.2: Southern area of NEV Illustrative masterplan illustrating relationship with 

the Application Site (blue outline) (Copy of full masterplan and key included in CDG-2) 

3.6 The NEV area extends from South Marston in the north (c. 1km north of the A420) to 

west of Wanborough Marsh in the south (c. 350m from the north-eastern corner of the 

Site). Within the NEV, the closest development area to the Appeal Site is Foxbridge 

Village  which lies c. 430m to the north-west. This will be a new c. 27ha area of residential 

development and supporting infrastructure and facilities including school, mixed use 

local centre and green infrastructure. Two planning applications have already been 

submitted to SBC (S/OUT/20/0160 and S/OUT/20/0533) for this development area. 
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Figure 3.3: Aerial photograph illustrating the relationship between the NEV masterplan 

area and the Appeal Site  

3.7 Symmetry Park is on the north side of the NEV and comprises a 40ha area of employment 

land with c. 110,000m2 of logistics space within two large warehouses (Figure 3.4). Both  

phases have been implemented.  Phase one, comprised a c. 20,000m2 warehouse and  

phase two comprised a c. 90,000m2 warehouse  for Amazon (425m long by 212m wide 

and a maximum height of 19.5m). These large scale warehouse buildings have added to 

the existing significant number of warehouses present on the north and east side of 

Swindon (e.g. the Dorcan industrial estate, South Marston industrial estate and the 

Honda site) which are a characteristic feature of the town and have developed due to 

Swindon’s strategic location close to the M4 in the centre of the UK.  

 

Figure 3.4: CGI of Symmetry Park illustrating large scale logistics development recently 

completed the  NEV masterplan area 
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Southern Connector Road (SCR) and Pack Hill roundabout 

3.8 The NEV will be accessed from the south by a southern connector road (SCR) which links 

to the M4 via the A419. This passes to the west of the Site with a new roundabout 

junction with Pack Hill and Marsh Lane in the  south-west corner of the Site. Detailed 

drawings of the SCR proposals are included as CDP-1, CDP-3 and CDP-4 and an extract of 

the overview plan is provided at Figure 3.5. Enabling works for the construction of the 

SCR commenced in spring 2021. At the time of writing, vegetation removal and fencing 

works to accommodate the Pack Hill roundabout had commenced (Photo A). 

 

Photo A – View (May 2021) across western corner of the Site showing commencement 

of construction works for the new SCR Pack Hill roundabout 

 

Figure 3.5 Proposed alignment of SCR and associated landscaping and earthworks 
illustrating relationship with the Application Site (red outline) (included in CDP-3 ) 
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3.9 The drawings illustrate that the proposals will comprise a 7.3m wide carriageway with 

separate footway on the eastern side and separate shared footway and cycleway on the 

western side. The roundabout and its approaches will be lit with a total of 16 lighting 

columns (each 10m high) and hedgerows and woodland planting are proposed around 

the roundabout and along the length of the road. The proposals also include works to 

Pack Hill for a distance of 400m east of Marsh Lane. 

3.10 As a result of both the SCR and NEV, it is important to note that the landscape and visual 

context of the Site will change significantly. The urban area of Swindon (which is 

currently confined by the A419) will extend eastwards into the Vale of the White Horse, 

beyond the A419, and the SCR, which is a substantial road project, will extend 

southwards all the way to Pack Hill (including partly within the Appeal Site). The 

proposed development will change the landscape, introducing higher activity levels, 

more built development, increased traffic passing through the area on the SCR (and the 

associated noise and lights from cars) and the presence of the roundabout (and its 

associated lighting, signage, kerbs etc) in the landscape. The new road and roundabout 

junction will also significantly alter the character and appearance of both Pack Hill and 

Marsh Lane and change the character of the approach route to Wanborough. 

 
Maturation of Manners Wood, Warneage Wood and other planting 

3.11 The other expected key change to the Site’s landscape and visual context in the next ten 

to fifteen years is the maturation of existing and proposed woodland planting in the local 

area which has been planted as  part of the Great Western Community Forest. Warneage 

Wood to the north-east of the Site is expected to develop further and form a stronger 

and visually more prominent area of woodland. Similarly, Manners Wood (to the south 

of Pack Hill) (Figure 3.6) will become more established. The eastern part of this is already 

an established young woodland  and the height and density of this will continue to 

increase. The western part was planted in 2020 (photo B) and is not currently a 

significant landscape feature. However, within c. 15 years this will become an 

established area of woodland, resulting in an approximate doubling in the size of 

Manners Wood and forming a significant woodland block on the edge of the AONB.  

 

Figure 3.6: Aerial photo illustrating extent of Manners Wood (existing established area 

and recently planted area - hatched green) 
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Photo B – Manners Wood Phase 2 (planted winter 2020) 

3.12 Further substantial areas of planting are planned as part of the environmental mitigation 

measures for the SCR. This includes mixed planting around the Pack Hill roundabout, 

hedgerow and tree planting along the alignment of the road and further blocks of mixed 

planting around the proposed attenuation ponds. (Further details are included in CDP-

3) 

3.13 The combined effect of future growth of existing young planting and vegetation growth 

of planned new areas of planting is that the visual enclosure of the Site will be 

significantly greater than currently (even before the additional planting associated with 

the development proposals on Site is considered). The additional vegetation growth will  

provide screening of much of the Site in views from the AONB and will also partially 

screen the existing views from within the Site towards the AONB.  

 

Landscape Character Context 

3.14 The landscape character assessments, landscape types (LT) and character area (LCA) 

descriptions of relevance to the Appeal Site are summarised in Table 3.1 below.  

Table 3.1 – Landscape Character Context 

Landscape Character Assessment  Landscape character area(s) of relevance 

to the Appeal Site 

National Character Areas (NCA) (Natural 

England, 2010  

NCA108: Upper Thames Clay Vales 

NCA116: Berkshire and Marlborough 
Downs  

North Wessex Downs AONB Integrated 

Landscape Character Assessment (CDJ-3) 

LCA 1A – Marlborough Downs  
LCA 6C – Wanborough Vale  
LCA5F - Liddington – Letcombe Open 
Scarp  

Wiltshire Landscape Character Assessment  
 

LCA 11A: Swindon-Calne Rolling Clay  

LCA 4A: Avebury Plain  
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Swindon Borough Council Landscape 
Character Areas SPG (CDG-9) 
 

Vale of the White Horse;  
Scarp;  
Down Plains; and,  

High Downs  

 

3.15 The key characteristics of each landscape type and area are set out within the relevant 

landscape character assessments and also within the LVIA.  

3.16 Whilst the above landscape assessments vary in the level of detail they contain and the 

alignment of boundaries between character areas, they are broadly consistent in 

identifying two main landscape character types; to the south is the higher, rolling 

chalkland landscape of the Marlborough Downs and to the north is the low lying clay 

landscape of the upper Thames including the Vale of White Horse. The scarp slope which 

extends around Bishopstone, Hinton, Wanborough, Liddington and Badbury forms a 

transitional landscape between the two. 

3.17 The published landscape character assessment most relevant to the Site  is the Swindon 

Borough Council landscape character assessment. Within this, the Site falls within the 

‘Vale of White Horse’ landscape character area (other than the tip of the triangular 

eastern field which falls within the ‘Scarp’ landscape character area). The landscape of 

the Vale of White Horse is a low-lying clay valley. Key characteristics of the area include 

its: clay geology; flat low-lying topography; extensive views to the Downs; numerous 

small streams and ponds; field hedgerows but very few woodlands (but noted that 

historically had substantial tree cover, pre 1970 Dutch Elm disease); human influences 

of scattered farms in the less accessible areas and the A419 and A420; large field 

patterns; and various historical influences including a deserted medieval village adjacent 

to Wanborough.  

3.18 The North Wessex Downs AONB Integrated Landscape Character Assessment is also of 

particular relevance since it covers the area of designated landscape immediately to the 

south of the Site. Within this, the closest landscape character area to the Site is area 6C: 

Wanborough Vale. It is a character area which already abuts the urban edge of Swindon 

and is noted as forming ‘a very important area of open land between the base of the 

scarp (5E & 5F) at Liddington and the urban edge’2 and as having ‘a distinct ‘urban fringe’ 

character, with the surrounding road network being a dominant influence. Other urban 

influences include recent development on the edge of Wanborough (main part of the 

settlement outside the AONB boundary) plus views to the edge of Swindon.’3 

Landscape Analysis and Evaluation of the Appeal Site 

Representativeness of the Site to the Vale of White Horse Landscape Character Area 

3.19 It is important to consider to what extent the Site and its immediate context 

demonstrates the characteristics and is representative of the defined character area 

within the published assessments. In relation to the Vale of White Horse landscape 

                                                            
2 AONB landscape character assessment para 13.35 
3 AONB landscape character assessment para 13.36. 
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character area within the Swindon Borough Council study, the Site is located towards 

the western edge of this area close to the urban edge of Swindon. I consider it to be 

significantly less representative of the character area than the landscape in the central 

and eastern parts of the character area. In particular, it is more strongly influenced by 

the urban edge of Swindon including the adjacent transport corridors and a number of 

prominent buildings (including the Great Western Hospital4). Within the Site there is a 

constant background noise of traffic from the A419 and the settlement edge of 

Wanborough and parts of Swindon are clearly visible, giving the area a more developed 

character than other parts of the character area. Consequently, it does not have the 

characteristic of a landscape in which there is a ‘perception of a remote landscape, which 

is distant from human activity5’ which is noted as being typical of the area generally. 

(This difference will be further accentuated following completion of the SCR and NEV 

development areas.) 

3.20 Similarly, the Site and the area immediately surrounding it are not typical of the wider 

LCA in terms of topography, vegetation cover and openness to view. The eastern side of 

the Site forms the start of a pronounced slope which rises up to 147m AOD and on which 

the village of Wanborough is sited. This contrasts with the wider LCA which is typically 

flat at around 90m AOD. Although within the Site there is a low level of tree cover 

(comprising scattered hedgerow trees), the Site is influenced by areas to the north and 

west which have substantial areas of mature trees and which provide enclosure (and 

further woodland enclosure will be provided to the south when Manners Wood 

matures). The combined effect of topography and tree cover within and around the Site, 

means that the Site is less open to view than is typically found in other parts of the LCA. 

3.21 Other typical characteristics of the LCA are clearly present on the Site. These include: 

extensive views to the Downs (although these will diminish when Manners Wood 

matures); presence of ponds and a stream; fields bounded by hedgerows with scattered 

trees; and field pattern of large fields. 

3.22 Overall, I consider that the Site has a low-moderate level of representativeness of the 

‘Vale of White Horse’ local landscape character area.  

Contribution of the Appeal Site to the Setting of the North Wessex Downs AONB and its 

Landscape and Scenic Beauty 

3.23 Paragraph 42 of the NPPG notes that ‘land within the setting of these [AONB] areas often 

makes an important contribution to maintaining their natural beauty, and where poorly 

located or designed development can do significant harm. This is especially the case 

where long views from or to the designated landscape are identified as important, or 

where the landscape character of land within and adjoining the designated area is 

complementary.  

3.24 In response to the first part of para 42, I consider below the relationship between the 

Site and the AONB, the extent to which it contributes to the AONB and its setting, its role 

                                                            
4 The main hospital building is 218m long and 25m tall 
5 Swindon Borough Landscape Character Assessment p8, last para 
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in long distance views to and from the AONB and whether, and to what extent, the 

landscape of the Site is complementary to that of the AONB.  

3.25 The northern boundary of the North Wessex Downs AONB lies to the south side of Pack 

Hill (c. 6 - 7m from the Site boundary) and extends eastwards to include the southern 

part of Upper Wanborough and westwards to include the Commonhead roundabout and 

a small part of the urban area of Swindon (Figure 3.7  below and Figure A04  in Appendix 

1).  

 

Figure 3.7: Boundary of the North Wessex Downs AONB (extract from 

magic.defra.gov.uk) 

3.26 The setting of the AONB is not defined but broadly it comprises the area outside the 

AONB from which the AONB is experienced and/or which influences the character and 

scenic quality within the AONB (either positively or negatively). For the part of the AONB 

which falls within the study area (identified on Figure A01 of Appendix 1)the setting of 

the AONB includes the urban area of Swindon, the settlements of Upper and Lower 

Wanborough, the Site and the surrounding areas of low-lying landscape. These 

settlements and surrounding landscape form the distant backdrop of views from points 

within the AONB and the foreground of some views outside the AONB which look 

towards the AONB. 

3.27 Within the AONB integrated landscape character assessment, long views and a sense of 

openness are noted as an important feature of the landscape particularly southwards. 

In my opinion, it is these southward views (e.g. photos C and D) which are the most 

important for allowing the landscape and scenic beauty of the AONB to be appreciated. 

They encompass the chalk landscape of scarp slopes and the remote, large scale 
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landscape of rolling downland with strong associations with the prehistoric period. In 

these scenic long views the Site is not visible and makes no contribution.  

 

 

Photos C and D: Views east and south from Liddington Hill (away from the Appeal Site) 

illustrating the special landscape and scenic qualities of the North Wessex Downs 

AONB 

3.28 The AONB integrated landscape character assessment also notes views north towards 

Swindon as a key characteristic of the area (albeit less scenic than the views south across 

the AONB described above). From high land within the AONB, (e.g. in intermittent views 

from The Ridgeway (road), public footpaths east of Badbury  and informal paths on 

Liddington Hill – Figure 7.6: VP13 - 15 in the LVIA) there are panoramic views northwards. 

These extend across both the urban area of Swindon and the flat clay lowland landscape 

of the Vale of White Horse. Swindon forms a substantial area of development in the 

middle distance comprising residential areas and large scale industrial areas including 

the Honda site and recently completed Amazon warehouse on Symmetry Park in the 

NEV which are discernible in the distance. The Great Western Hospital is closer and more 

prominent in views; its large scale built form (c.218m long and c.25m high),positioning 
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on high ground (at c. 120m AOD), light coloured building material and the absence of 

any significant structural planting around its perimeter has resulted in the building 

appearing particularly prominent in the landscape and having a negative influence on 

the landscape and scenic quality of the AONB (photo E).  

  

Photo E: View north from Liddington Hill towards the Great Western Hospital and 

Swindon 

3.29 In these long views from high ground in the AONB,  the Appeal Site is c. 2.5 - 3km from 

the viewpoints.  Due to the distance and the absence of any significant landscape 

features, the Appeal Site is barely discernible and does not make a noticeable 

contribution to these long views. Over time, as vegetation around the Site (including 

Manners Wood and around the SCR and Pack Hill roundabout) matures further the 

Appeal Site will be even less visible.  From viewpoints at this distance, I do not consider 

that the Site makes a significant contribution to either the setting of the AONB or the 

AONB’s landscape and scenic beauty.  

3.30 Similarly, from viewpoints closer to the Appeal Site and within the AONB, the experience 

and enjoyment of the landscape and scenic beauty of the AONB is predominantly in 

views southwards towards Liddington Hill, looking away from the Site.  In views 

northwards towards the Site, the flat topography and presence of mature field boundary 

vegetation in the intervening area (e.g. RV 10, 11, 12and 16) mean the Site is 

predominantly screened from view and will be further screened as existing planting in 

Manners Wood matures and future planting around the Pack Hill SCR roundabout 

establishes.  

3.31 From outside the AONB, views towards the AONB are also locally important with the 

scarp slopes forming a recognisable feature on the horizon of many views. However, in 

both views out of the AONB from within and towards the AONB from outside, the Site 

does not make  a significant contribution to these long views. 

3.32 In terms of views towards the AONB, there are extensive areas around Swindon, 

Wanborough and Liddington which are either within the AONB or within its setting from 
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where the AONB can be appreciated. In most of these the Site is not visible and the Site 

does not contribute to the experience of viewing the AONB. The exception to this is the 

public footpaths which cross the western side of the Site and the southern end of Marsh 

Lane6. From these, views towards the AONB are partly screened by the mature field 

hedgerows. However, from some sections of these, the Site provides an open 

foreground beyond which Liddington Hill can be seen in the distance (c. 3km away). 

Closer parts of the AONB to the Site are lower lying and generally screened from view by 

vegetation in the intervening area.  Longer term, as Manners Wood matures on the 

south side of Pack Hill and new planting establishes around the SCR Pack Hill roundabout, 

many of these views will be lost. 

3.33 Overall, I consider that the visual influence of the Site on the AONB is low and that it 

does not make a significant contribution to the experience of the landscape and scenic 

beauty of the AONB in views from the surrounding area. 

3.34 A final point to be considered is to what extent the landscape of the Site is 

complementary to that of the AONB i.e. to what extent does it enhance or emphasise 

the AONB’s special qualities? In my opinion, despite its proximity, the 

complementariness of the Site to the AONB is low. I say this for three reasons.  

3.35 Firstly, the AONB landscape is separated from the Site by Pack Hill road and the mature 

vegetation either side (including Manners Wood). This forms a clearly defined boundary 

between the two areas and reduces intervisibility and the visual relationship between 

the two. 

3.36 Secondly, the character and appearance of the Site and the neighbouring part of the 

AONB are very different. The Site is a large scale, open arable landscape whilst the 

nearby area of AONB is a small scale pastoral landscape with streams and small fields 

enclosed by hedgerows and tree belts (compare photo F and photo G). 

3.37 Thirdly, the Site does not possess any special physical attributes which contribute to or 

enhance the special qualities of the AONB. 

                                                            
6 From footpaths on the eastern side of the Site and from the northern end of Marsh Lane, 
views towards the AONB are screened by vegetation 
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Photo F: View south from public footpath WA5 illustrating higher landscape and scenic 

qualities of land south of Pack Hill which falls within the AONB 

 

Photo G: View south west across the Site illustrating lower landscape and scenic 

qualities of the land north of Pack Hill (including the Site) 

3.38 In summary, despite forming part of the setting to the AONB, I do not consider that the 

Appeal Site currently makes an important contribution to the landscape or scenic 

qualities of the AONB. In areas of the AONB close to the Site it is not visible due to the 

flat topography and presence of vegetation in the intervening area  and by the point that 

land has risen sufficiently for the Site to become visible, viewpoints are more distant and 
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the presence of vegetation in the intervening area mean that the Site does not make a 

noticeable contribution to the character or appearance of views. .  

3.39 Furthermore, it appears to me that whilst the principal unifying characteristic and 

recognisable feature of the AONB is its underlying chalk geology and rolling chalk 

landforms, the AONB boundary was originally drawn quite widely to include parts of the 

surrounding vale landscape to protect the landscape setting to the main areas of chalk 

downland and also to provide a buffer with the urban areas of Swindon and Didcot.  

3.40 The scenic beauty of the part of the AONB closest to the Appeal Site relates primarily to 

its views towards the scarp slope formed by Liddington Hill, its agricultural land uses in 

small fields, hedgerows and mature tree groups. The AONB integrated landscape 

character assessment for this area (character area 6C: Wanborough Vale) supports this 

analysis. It is an attractive landscape but in my opinion, is of lower scenic quality than 

other nearby parts of the AONB such as the areas of open downland landscape to the 

south for which the AONB is so well known. The northern edge of the AONB closest to 

the Site does not display the rolling chalk landforms which are such a defining feature of 

the AONB. It is an area with some dispersed tree cover and mature hedgerows which 

results in moderate to low intervisibility with the surrounding areas. The town of 

Swindon is present in the background of some views and traffic on the surrounding road 

network is audible and together have an urban influence on the character of the area. 

Consequently, this part of the AONB is noticeably less rural, remote and tranquil than 

other parts such as the chalk downlands to the south.   

3.41 At the time that the AONB was originally designated and the AONB boundary was drawn, 

the scenic quality and special qualities of the Site were not considered sufficient to 

warrant its inclusion within the AONB. The Site fell outside the area designated as AONB 

and rightly so in my opinion; this remains the case. As I have demonstrated above, the 

Site is barely discernible from within the AONB and I do not consider that it makes a 

significant contribution to the landscape or scenic quality of the AONB.  

3.42 However, whilst concluding that the Site falls within the setting of the AONB but does 

not currently make a significant contribution to the landscape or scenic quality of the 

AONB, the proximity of the Site to the AONB means that the potential effect of 

development on the AONB still needs to be carefully considered. The final part of NPPG 

para 42 states that ‘Development within the settings of these areas will therefore need 

sensitive handling that takes these potential impacts into account.’  In sections 4 and 5 

of this proof I therefore consider to what extent the proposed development would affect 

the AONB and the efficacy of the proposed landscape and design mitigation measures. 

Relationship of the Site to Wanborough and Contribution to its Landscape Setting  

3.43 The settlement of Upper Wanborough sits on a distinctive promontory in the landscape 

with a collar of sloping land encircling the north, south and west sides of the village whilst 

on the east side the village the landform continues to rise up to form Callas Hill. The 

landscape setting of the village is strongly influenced by this landform and has four 

distinct quadrants. To the north-east, on the sloping land  between High Street and Kite 

Hill, the more recent settlement of Lower Wanborough has established. To the north-

west, between Kite Hill and Pack Hill, the landscape is mainly small sloping pastoral fields, 

with some settlement along the two roads. It includes the larger triangular arable field 
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which forms the eastern edge of the Site beyond which are the flat arable fields around 

Inlands Farm. This area includes two public footpaths which descend the slope from 

which there are views north across the agricultural landscape with the urban edge of 

Swindon seen beyond. Warneage Wood forms a significant area of new woodland to the 

north-east of this area.  

3.44 To the south of the village, between Pack Hill and Ham Road, the landscape comprises a 

patchwork of small fields which descend the slope to the lower lying land either side of 

two small streams. This area forms part of the AONB and is a high value, intact landscape 

of small pastoral fields bounded by mature field hedgerows. The village church at the 

top of the slope forms a landmark feature in views from the south (in particular from 

Ham Road) and there are important long distance views south across the AONB 

landscape towards Liddington Hill from the open space around the church. 

3.45 Landscape to the east of the village is also within the AONB and of high value. The open 

landscape forms part of the scarp which rises up to the higher areas of chalk downland. 

The area is sparsely developed and has both arable and pastoral fields.   

3.46 From within the village there are few points where the landscape setting of the village is 

experienced as development is present on both sides of the roads, obscuring most views 

of the landscape beyond. This is particularly the case for the landscape to the north-west 

of the village (including the Appeal Site) which is primarily screened other than a fleeting 

view from Church Road as it passes the public footpath (west of no 60 Church Road).The 

principal area within the village from which the landscape setting of the village can be 

experienced is the open space around the church. From here, there are attractive long 

distance views south across the AONB towards Liddington and Liddington Hill (photos H 

and I). 

 

Photo H: Viewpoint in open space adjacent to Wanborough Church illustrating quality 

of views south (away from the Appeal Site) and the landscape setting on the south side 

of Wanborough. 
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Photo I: Open space adjacent to Church illustrating relationship between the church 

and its landscape setting to the south 

3.47 From outside the village, the landscape setting of the village is primarily experienced 

from the surrounding roads and public rights of way as they approach the village. It is 

best experienced from the south from Ham Road and the public footpath between Ham 

Road and the church. From here, the position of the village on high ground, the church 

and both its tower and the spire and its relationship with the sloping pastoral fields in 

the AONB can all be appreciated. In these views the Site is mainly  screened from view 

by vegetation and landform in the intervening area.  From the west, there are glimpsed 

views of the village and its landscape setting from Pack Hill and Marsh Road seen beyond 

the roadside hedgerows. More open views towards the village are gained from the public 

footpaths which cross the Site. In these approaches the Site forms part of the agricultural 

landscape setting to the village. The triangular easternmost field is the most prominent 

and forms part of the important collar of sloping ground which encircles the village. The 

village church is enclosed and partly screened by mature trees but the church tower and 

spire are visible from some points. In places, the village can be seen with distant views 

of Liddington Hill on the horizon. However, as Manners Wood on the south side of Pack 

Hill matures, views will become more enclosed and the hill is likely to become screened 

from view.  

3.48 From the above analysis, it is clear that the Site currently contributes to the landscape 

setting of Wanborough. However, I consider this contribution to be limited by the 

following: firstly, the Site comprises large scale arable fields with no landscape features 

of particular note and has limited influence on the character and identity of the 

settlement; secondly the Site has a much weaker quality and strength of character than 

the areas of landscape to the south and east of the village within the AONB; thirdly, 

visibility of the Site from viewpoints within the village and from surrounding roads is 

reduced by the presence of dense field and roadside hedgerows and development within 

the village thus reducing the opportunities for the  relationship between the village and 

the landscape of the Site to be appreciated; and, fourthly, with the exception of the 

eastern triangular field, the Site is set away from the village edge which reduces its 

influence on the character of the village. I do however consider that the eastern 

triangular field is an integral part of the collar of sloping land around the village and that 

this part of the Site plays a more important role in the landscape setting of the village. 

Partly for this reason I recommended very early on in the project that this part of the 

Site should be kept free from development.   
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Role of the Site in Views and Local Visual Amenity  

3.49 The extent of  visibility of the Site, key visual receptors and representative viewpoints 

were agreed between the council and the appellant as part of the EIA scoping exercise.   

3.50 In terms of the extent of visibility of the Appeal Site,  visual enclosure of the Site is 

provided by Warneage Wood to the north, the settlement and landform of Wanborough 

to the east, Manners Wood and surrounding mature field hedgerows (including along 

Pack Hill) to the south and the A419 and associated roadside vegetation to the west. The 

flat topography of the Site and the adjoining landscape to the north, south and west 

together with the presence of a strong framework of dense field hedgerows mean that, 

even within this area, visibility of the Site is quite limited.  

3.51 In terms of public viewpoints of the Site the principal locations from which there are 

short and medium distance views across the Site are public footpaths WA6, 7, 8 and 21 

and intermittent points on Marsh Lane and Pack Hill. There are some further long 

distance viewpoints on roads and public footpaths on higher ground to the south within 

the AONB where, in clear conditions, the Site is discernible in the background. However, 

these viewpoints are a distance of c. 2.5 - 3km from the Site the influence of the Site on 

these views  and the visual amenity of this area is negligible.  

3.52 Existing views towards the Appeal Site are described in the LVIA which was submitted 

with the revised planning application.  

3.53 The visual analysis demonstrates that, despite its size and openness, the Site has a good 

level of visual containment and its contribution to local visual amenity is limited.   

Landscape Value of the Site and Surrounding Areas 

3.54 The landscape value of the Site is a matter of dispute between the Council and the 

Appellant. The Appellant’s case is that, under the meaning intended of para 170a), the 

Site is not a ‘Valued Landscape’. The Council’s case is that ‘the Appeal Site is a valued 

landscape7’ 

3.55 The meaning of the term ‘valued landscape’ within the NPPF has been much debated 

since the term was first used in 2012. However, there is general agreement that whilst 

most landscapes have value and many are valued by their local communities, the term 

‘valued landscape’ is used for those which are of particular value, placing them above 

the ordinary, common place landscapes. The 2019 NPPF included an amendment with a 

requirement for ‘protecting and enhancing valued landscapes’… ‘(in a manner 

commensurate with their statutory status or identified quality in the development plan)’8. 

This usefully clarified the hierarchical approach to landscape protection which is now 

widely understood.  

3.56 Nationally designated landscapes (such as AONBs and National Parks) are at the top end 

of this hierarchy and are normally considered to be the areas of landscape of the highest 

value. It is agreed that these landscapes should be afforded the highest level of 

                                                            
7 Council SoC para 6.16.   
8 NPPF para 170a 
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protection and enhancement. Locally designated landscapes are also normally 

considered to be valued landscapes, albeit of lower value than designated landscapes 

and afforded a lower level of protection and enhancement. However, not all local 

authorities have local landscape designations and there is agreement that some 

undesignated landscape should also be considered as valued landscapes under the 

meaning of para 170a.  

3.57 Paragraph 36 of the NPPG notes that ‘Where landscapes have a particular local value, it 

is important for policies to identify their special characteristics and be supported by 

proportionate evidence.’ However, in Swindon Borough, no such policies or analysis 

exists and no areas of landscape of particular local value have been identified. In the 

absence of local landscape designations or other published assessment of landscape 

quality, I have therefore undertaken  further assessment of landscape value at a local 

level.  

3.58 There is general agreement across the profession that Box 5.1 of GLVIA3 provides a good 

framework of factors which are generally agreed to influence the value of landscape. (A 

copy of box 5.1 is provided at CDJ-5) Three other points are generally agreed. Firstly, that 

a landscape may be popular and valued by a local community but that this is not 

sufficient on its own for it to be considered a ‘valued landscape’. Secondly, that 

undesignated ‘valued landscapes’ should not be commonplace or the term over-used. 

Finally, thirdly, is that landscapes which fall within the setting of AONBs and National 

Parks should not, by virtue of this, be considered as areas of ‘valued landscape’. It is the 

areas within the nationally designated landscapes that are of the highest value and 

should be afforded the greatest level of protection and weight in the planning balance.  

Across the country, extensive swathes of land fall within the setting of our AONBs and 

National Parks. Whilst undoubtedly, from most of this area the AONBs and National 

Parks can be seen and appreciated, this alone is not sufficient for all of these areas to be 

considered as ‘valued landscape’ under the meaning of para 170a.   

3.59 One of the leading cases on the interpretation of the term ‘valued landscape’ is Stroud 

DC v SSCLG and Gladman [2015] EWHC 488 (CDO-4). In this, in paragraphs 14 and 15, Mr 

Justice Ouseley held that an inspector had not erred when he found that for a site to be 

valued it had to show some demonstrable physical attribute rather than just popularity.  

This position is confirmed again in R (Hewitt) v. Oldham BC [2020] EWHC 3405 (Admin) 

(CDO-9)which stated at [23]: ‘In this context a ‘valued landscape’ is a landscape that is 

more than ‘mere countryside’ but is a landscape that has physical attributes which take 

it ‘out of the ordinary’: Stroud District Council v Secretary of State for Communities and 

Local Government [2015] EWHC 488 (Admin), [16]; Forest of Dean District Council v 

Secretary of State for Communities and Local Government [2016] EWHC 2429 (Admin), 

[31]. 

3.60 In relation to this appeal it is agreed that the AONB to the south of the Site is a valued 

landscape and that great weight should be given to protecting and enhancing the 

landscape and scenic beauty of the AONB. 

3.61 In contrast, the Appeal Site is not a designated landscape and is clearly different to the 

landscape further south which falls within the AONB. The Site is separated from the 

AONB by a road and hedgerows and its large scale and open arable fields with few 
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landscape features are very different to the smaller scale, pastoral landscape within the 

AONB which is crossed by streams and which has  historic field patterns which have been 

retained relatively intact. 

3.62 In the absence of any local landscape designations within Swindon, I have carried out an 

assessment of the landscape value of the Site. I have done this using the approach set 

out in GLVIA3 (see extract in CDJ-5) which draws on a list of factors which are generally 

agreed to influence value (see Box 5.1). This assessment of landscape value supplements 

the assessment contained within the LVIA and provides further analysis which supports 

the analysis and conclusions contained within the LVIA. My assessment is set out in Table 

3.1 below and considers the Appeal Site and its immediate surroundings to the north, 

east and west (extending to Warneage Wood to the north, the edge of Wanborough to 

the east, Pack Hill to the south and the A419 to the west).  

 

 

Photos J and K: View east and west along alignment of public footpath WA8 across the 

Site in May 2021. There was no evidence of a trodden path suggesting that this footpath 

is not heavily used. 
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Table 3.1 – Assessment of landscape value of the Appeal Site and its surroundings 

Factor Commentary 

Landscape quality 

(condition) 

The landscape is in poor-moderate condition. Field 

hedgerows are generally well maintained but are gappy in 

places and there are few hedgerow trees. Historic field 

boundaries within the Site have been removed to create 

large scale arable fields to facilitate intensive arable 

production. This has weakened the historic field pattern.  

Site has a rural quality but this has been eroded to some 

extent by the nearby A419 and urban edge of Swindon. 

The rural character and landscape quality of the area is 

likely to reduce further following completion of the SCR 

with further changes to the alignment and character of 

Marsh Lane and Pack Hill and further removal of the 

historic field pattern.   

Scenic quality The scenic quality of the Site itself is unremarkable with 

few features of importance contributing to local visual 

amenity. However, from within the Site there are 

attractive views south in which the scenic qualities of the 

AONB landscape can be appreciated.  

Rarity The Site is an area of large scale arable production and is 

not considered to constitute a rare landscape. 

Representativeness The site is considered to have a low-moderate level of 
representativeness of the ‘Vale of White Horse’ local 
landscape character area.  

Conservation Interests There are no historical9 or ecological features of note 

within the Site, which contribute to the landscape value of 

the area. From within the Site, there are glimpsed views of 

the tower and spire of St Andrew’s church in Wanborough 

and long distance views towards Liddington  Hill which 

contribute to the conservation interests of the area.  

Recreation value  Several public rights of way cross the Site providing 

connections between Wanborough, Marsh Lane, 

Warneage Wood and the wider network of public rights of 

way. Footpaths do not form part of waymarked trails and, 

at the time of my site visits were not  well trodden (phits J 

and K) which suggests the level of use is relatively low10. 

                                                            
9 There are records of Roman archaeological remains below ground but there is no evidence of 
these above ground and these do not influence the landscape character. 
10 During my site visit in May 2021 I observed no footprints at all on the footpaths across the 
ploughed and seeded fields on the west side of the Site. This is despite being just after the 
COVID19 lockdown restrictions were in place and footpaths elsewhere were being heavily 
used.  
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Perceptual aspects The Site and surrounding area has a low-moderate sense 

of tranquillity. The landscape is disturbed by background 

traffic noise on the A419 and views contain a number of 

visually intrusive elements including the Great Western 

Hospital and incongruent coniferous vegetation. The 

tranquillity of the area will further reduce following 

completion of the SCR and Pack Hill roundabout.   

 

3.63 In summary, it is clear to me that, whilst the Appeal Site has some pleasing qualities, 

these are not present to such an extent that the area should be considered as an area of 

special landscape or as taking out of the ordinary. In my opinion, this is not an area of 

landscape that would be a candidate for a local landscape designation (if these were in 

use within the borough) and I do not consider that the Site is sufficiently above the 

ordinary for it to be considered as a Valued Landscape. 

3.64 Further detailed analysis of the landscape value of the different parts of the Appeal Site 

and the surrounding landscape is provided in the LVIA with a summary provided at Table 

7.11. This concludes that the areas of lowest landscape value are the flat, large scale 

arable landscape surrounding Inlands Farm within the Site and parts of the adjacent 

River Cole Farmlands to the west and north. These were identified as being of between 

Ordinary and Medium landscape value. Warneage Wood to the north is considered to 

be of Medium value and the villages of Wanborough and Liddington and the adjacent 

slopes are of Medium-High Value. The latter include the sloping triangular field in the 

eastern corner of the Site forms part of this area. The area of highest landscape value 

was noted as being the AONB landscape to the south of the Site.  

3.65 The Council state that they consider the Appeal Site to be a valued landscape. However, 

this is at odds with the analysis of the site contained within the Council’s own report to 

the planning committee and the decision notice. In neither of these did the council state 

that they considered the Site to be a valued landscape11. The application was not 

considered by members in the context of the Site being a valued landscape and nor was 

harm to a valued landscape cited in the landscape reason for refusal in the decision 

notice. 

3.66 Furthermore, more recently, in the consideration of the SCR application (CDP-2) the 

Council did not identify the landscape within and around the application site (part of 

which is the Appeal Site itself) to be a valued landscape. In both consultation responses 

from the landscape officer (CDP-5) and the committee report and the AONB board’s 

response (CDP-6), consideration was rightly given to the impact of the proposals on the 

setting of the AONB, but there was no mention that the site should be considered as a 

valued landscape.  

3.67 Both the Appeal Site and the SCR site pass through the same landscape and yet the 

council appears to be considering the value of the landscape differently for the two 

applications. A higher landscape value is assigned in relation to the proposed Appeal 

                                                            
11 Although the landscape consultation response by the landscape officer  makes passing 
reference to the site being a valued landscape, this was not included in the committee report. 
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than the SCR. If anything, now that the SCR is consented and construction has 

commenced, this should be the other way round. The landscape value of the Appeal Site 

and its landscape context will be diminished by the SCR through the erosion of some of 

its qualities due to the introduction of a new highway, roundabout with lighting and 

signage and the introduction of new traffic movements through the landscape with the 

associated effects on noise and tranquillity. 

3.68 I have noted that Ms Davies on behalf of the AONB Partnership, in their representation 

to this appeal12 have stated that they too consider that the Site is within a valued 

landscape although they do concede that, ‘when assessed in isolation [it] would not rise 

to the level of a valued landscape’.  Reference is made by the AONB to appeal reference 

APP/Q3115/W/20/3255846 which relates to a residential develop on a site abutting (and 

partly within) the NWD AONB and adjacent to the settlement edge of Didcot. I am 

familiar with this decision and it is true that the inspector considered that site to be a 

valued landscape and gave great weight to the setting of the AONB in his decision. 

However, there are a number of significant differences between the Didcot site and the 

Appeal Site. Most importantly, the Didcot site demonstrated a far greater landscape 

continuity and openness between the AONB and its setting, with the AONB boundary 

extending through the middle of a single field with no obvious differences between the 

landscape either side of the boundary.  

3.69 Furthermore, in my opinion, the Inspector was flawed in his evaluation of the landscape 

value of the Site in that he equates “landscape characteristics” with the term “attributes” 

as used in the Stroud judgement. In the decision notice he says ‘In determining whether 

the site forms part of a valued landscape, the question I ask myself is to what degree the 

characteristics of the site (LT 6) reflect the key characteristics of CA 5D and LT 713’. This is 

quite simply the wrong question to have asked. “Landscape characteristics” should not 

be equated with “attributes” representing landscape value. This was not what was said 

in the Stroud judgement. “Landscape characteristics” are the elements (or combinations 

of elements) which make a particular contribution to landscape character; they are 

present in all landscapes (whether valued or ordinary). In contrast, “landscape qualities” 

are those characteristics/features of a landscape that are special and make a particular 

contribution to landscape character and make it valued (often referred to as ‘special 

qualities’).  In evaluating whether the site forms part of a valued landscape, the inspector 

should more precisely have asked himself to what degree does the site possess 

demonstrable physical attributes which make it special and to what extent does it 

contribute to the special qualities of the AONB landscape?  

How the Development Proposals respond to the Landscape Value and Sensitivity of the 

Site  

3.70 At the start of our involvement in the Science Park project, we provided advice on the 

landscape value and sensitivity of the different parts of the Site and the surrounding 

area. We advised on how development could be best accommodated on the Site to 

reflect these sensitivities and minimise potential landscape harm. This included 

recommending firstly,  that the eastern triangular field had the highest landscape value 

                                                            
12 Letter to PINs dated 26th April 2021 
13 APP/Q3115/W/20/3255846 – para 13 
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and greatest sensitivity within the Site and that no built development should be located 

in this area and, secondly, that the southern edge of the Site (closest to the AONB) 

needed to be sensitively designed with a substantial set back of development and a 

strong landscape buffer to ensure the AONB landscape was protected. Thirdly, we 

advised that the building form should be designed to minimise its scale and prominence 

in the landscape. Each of these recommendations were taken on board and the 

development proposals include a minimum c.60m setback of proposed buildings from 

the AONB boundary (incorporating a substantial landscape belt),the triangular field is 

included within the application exclusively as an ecological enhancement area to bring 

additional biodiversity benefits for the proposals and the Wasdells building was split into 

two units both with green roofs and clad with materials using recessive colours based on 

a local environmental colour study.    

Summary Evaluation 

3.71 I have undertaken an appraisal of the Site, its landscape context and views to and from 

the Site and evaluated the existing role and importance of the Site. I consider the Site to 

comprise arable fields of ordinary landscape value with a good level of visual enclosure 

provided by surrounding vegetation, landform and buildings (with further enclosure 

anticipated as surrounding existing and proposed vegetation matures). The Site 

currently has a rural character but the character and tranquillity of it is influenced by the 

urban edge and road network of Swindon and will be further influenced by the new SCR 

road and Pack Hill roundabout when these are complete. The Site has a different 

character and is of notably lower value and quality than the AONB landscape to the south 

of Site. It forms part of the setting to the AONB and distant views of Liddington Hill within 

the AONB can be experienced from the public footpaths which cross the Site. However, 

its contribution to the landscape and scenic qualities of the AONB is negligible. It also 

forms part of the landscape setting to the village of Wanborough but makes a lesser 

contribution than that of the AONB landscape on the south and east sides of the village.  

3.72 In conclusion, the Site has some pleasant qualities and a number of sensitivities. 

However, it also has a number of attributes which increase its capacity to accommodate 

development, most notably: its flat topography and large scale field pattern; inclusion 

within the Great Western Community Forest Area in which large scale tree planting is 

being promoted by the Council; its proximity to the urban edge of Swindon; its enclosure 

by existing and proposed vegetation; and,  its relationship with the SCR link road which 

occupies a large part of the Site and also the wider NEV which will transform this area of 

landscape beyond. 
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4. The Proposals and Embedded Mitigation 
Measures 

Landscape-led approach to development strategy and masterplanning 

4.1 It was recognised at an early stage in the development planning process that a 

landscape-led approach was necessary for the Site. The reason for this was threefold: 

 to ensure development proposals provided a sensitive response to the local 

landscape and visual context, minimising and mitigating potential adverse 

effects;  

 to support the delivery of an exemplar Science Park by providing an attractive, 

setting for the development and a high quality environment for workers and 

visitors; and, 

 to enhance the biodiversity value of the Site.  

4.2 From the outset, a landscape-led approach was therefore adopted for the site 

development strategy and masterplanning process. A baseline landscape and visual 

appraisal was undertaken at the start of the project and this was used to identify 

development principles for the Site and the landscape strategy for the development. 

These principles were used to underpin the Site development strategy. 

4.3 I and other members of the Turley Landscape team worked closely with Oxford 

Architects throughout the design development phase to provide a strong landscape 

input to the development of proposals for the Site. We attended regular design 

workshops and design team meetings, liaised regularly with the Oxford Architects on 

landscape matters and developed the landscape strategy for the site in tandem with the 

illustrative masterplan, parameter plans and detailed proposals for phase 1. We also 

worked closely with the project ecologists and drainage engineers to ensure that 

ecological opportunities and constraints and sustainable drainage systems were fully 

integrated into the proposals.  

4.4 The above approach demonstrates best practice for an integrated multi-disciplinary 

approach to masterplanning. It has resulted in design parameters and an illustrative 

masterplan for the Site which is realistic and deliverable and responds appropriately to 

the Site’s landscape opportunities and constraints.  

Key Landscape Principles 

4.5 Key landscape principles which were incorporated within the design proposals and 

landscape strategy for the Site were: 

 Maintain a strong sense of visual and physical separation between the 

Wanborough settlements and the proposed development areas through the use 

of development setbacks and the introduction of belts of landscape planting; 
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 Maintain the sloping eastern triangular field within the Site as an area of 

undeveloped land due to its higher sensitivity; 

 Create a set back of minimum c.60m between the AONB boundary and proposed 

buildings and incorporate a woodland belt (minimum 30m wide) to provide a 

strong edge to the AONB, a buffer between Pack Hill/AONB and proposed 

development areas and a positive approach to Upper Wanborough from the 

west; 

 Introduce a woodland block at the eastern end of the northern field to create a 

buffer between the development area and the villages of Upper and Lower 

Wanborough; 

 Integrate development areas within the existing framework of hedgerows, 

mature trees and ponds, retaining as much of existing mature vegetation as 

possible; 

 Set development within a framework of woodland planting incorporating new 

woodland blocks and native tree belts and incorporating public access where 

appropriate (contributing to the objectives of the Great Western Community 

Forest); 

 Provide a positive frontage to the western edge of the Site, addressing the 

proposed future canal and orienting the development towards the edge of 

Swindon (and away from Wanborough); 

 Incorporate tree planting within and around all parking areas;  

 Detailed design of individual plots to incorporate measures to minimise 

potential adverse landscape and visual effects on the surrounding area and 

maximise opportunities for biodiversity enhancements including: lighting design 

to control light spill; predominantly native trees; use of permeable surfaces and 

drainage to reduce area required for SuDS features within Site; and, careful use 

of colours, materials and non-reflective surfaces including use of variations in 

colour and materials to assist with breaking down visual effect of long 

elevations. 

 Consider opportunities for using colour palette based on colours of surrounding 

landscape; and,  

 Retention and creation of habitats of high ecological value within the Site 

landscape scheme including native woodland, scrub, hedgerows, meadow 

grassland and a variety of wetland habitats. 

Landscape Mitigation Measures Embedded in the Phase 1 Proposals  

4.6 Phase 1 of the proposals have been developed to a detailed level and full details of the 

proposals are set out in the Design and Access Statement, Landscape Strategy (pages 

45 – 55) and planning application drawings. An extract from the Landscape Strategy 

showing the phase 1 site layout and landscape layout is provided in Figure 4.1 below. 
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Figure 4.1: Phase 1 site masterplan and landscape layout (extract from Landscape 

Strategy) 

4.7 Key features to note of the phase 1 proposals which were embedded in the scheme to 

mitigate potential landscape and visual effects were: 

 The proposed building is set back c.50m from the Site boundary and a c. 40m 

wide landscape zone is provided to form a wooded edge to the Site which 

integrates with Manners Wood on the south side of Pack Hill (within the 

AONB). 

 The height and massing of the proposed building has been reduced to the 

minimum possible (whilst still meeting the client’s operational requirements). 

This included rejection of early design proposals for a single longer building on 

the southern edge of the Site and replacement of this with a separate phase 1 

and 2 building to reduce the perceived massing of the proposal, particularly 

when viewed from the south. 

 The eastern end of the building is set in to the natural slope of the Site and a 

60 - 100m wide landscape zone and comprising a minimum 30m wide zone of 

dense woodland planting plus a further minimum 30m wide zone (increasing to 

90m in the northern corner) of open woodland. The existing public footpath is 

retained within this generous landscape zone.  

 The maximum building height is restricted to 14.5m to ensure it would sit 

comfortably below the tree line formed by the new woodland edge along the 

southern boundary of the Site.  
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 Waygood Colour14 were appointed to undertake an environmental colour 

study15 of the site and its context and develop a recessive colour palette which 

is appropriate to the local landscape context. The proposed building elevations 

have been designed using this colour palette. 

 Roof design incorporates green roofs sloping slightly towards the AONB and 

integrating side lights hidden from view. Solar panels are located on the 

northern side of the building (away from the more sensitive southern edge); 

 Southern elevation of building (facing the AONB) is designed to appear 

recessive in the landscape with no windows and no access points (other than 

fire exits).   

 External lighting is minimised and detailed design will be undertaken in 

accordance with current best practice  to ensure minimal light spill. 

 Car parking and goods yard areas are softened and screened with tree and 

hedgerow planting. 

 Front façade of building faces away from the AONB. 

 Perimeter landscape zone is designed to reflect rural character of the 

surrounding landscape. Proposed tree and shrub species and grass mixes 

would be native and appropriate to the local area.  Peripheral paths would be 

informal with a permeable footpath gravel surface. 

 Woodland planting encloses the proposed Pack Hill roundabout (in accordance 

with the consented proposals for the SCR) and further green space with 

planting is provided either side of the main access route providing a green 

gateway to the development, reinforcing the rural character of the 

development and maintaining an area free from development in which the 

new canal could be accommodated in the future. 

 The footway along the access route is set back from the road, with a broad 

grass verge in between and lined by a new hedgerow to reinforce the rural 

character of the approach.  

4.8 The above list of mitigation measures demonstrates the detailed attention that was  

given to the design of the phase 1 proposals to ensure the development responded 

appropriately to the landscape context and potential landscape and visual effects of the 

proposals were mitigated. Throughout the design process Oxford Architects worked 

collaboratively with the Turley Landscape team to embed these measures in to the 

scheme. The approach was further reinforced by the client who was supportive of the 

                                                            
14 Waygood Colour were also separately appointed by the North Wessex Down AONB to undertake an 

environmental colour study for the AONB and are the authors of the ‘North Wessex Downs AONB Guidance on the 
selection and use of colour in development’ September 2020 
https://www.northwessexdowns.org.uk/uploads/File_Management/Publications/Planning/WD_survey_screen.pdf 
  
15 Environmental Colour Assessment, Swindon Science Park, Inlands Farm Wanborough, Waygood Colour, 

November 2019 (CDA-18 and 19) 

https://www.northwessexdowns.org.uk/uploads/File_Management/Publications/Planning/WD_survey_screen.pdf
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proposed measures and gave approval for the increased project budget required to 

deliver it.  

Landscape Mitigation Measures Embedded in the Phase 2 Parameters  

4.9 Phase 2 has been submitted as an outline application with parameter plans provided to 

define the key development parameters and an illustrative masterplan provided to 

demonstrate how these could be implemented.  

4.10 Details for phase 2 of the development are set out in the Design and Access Statement, 

Landscape Strategy and parameter plans. An extract from the Landscape Strategy 

showing the illustrative site-wide landscape masterplan is provided in Figure 4.2 below. 

 
Figure 4.2: Illustrative site-wide landscape masterplan (extract from Landscape 

Strategy) 

4.11 Key features to note which are embedded in the parameter plans for phase 2 of the 

development to mitigate potential landscape and visual effects are: 

 Eastern triangular field (area of higher landscape and visual sensitivity) is kept 

free from development but included within the application to provide 

landscape and biodiversity enhancements. 

 North-eastern corner of the Site is kept free from development and identified 

as a strategic landscape zone (with minimum set backs of 100m and 140m 

from the Site boundary) to allow a clear sense of separation between the 

development edge and the settlement edge of Lower Wanborough (thereby 

ensuring non-coalesence) and allow the visual amenity of the public rights of 

way to be maintained. 
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 A green corridor of strategic landscape is incorporated through the centre of 

the Site incorporating public footpath WA8 (slightly realigned). 

 A strategic landscape zone (minimum 20m wide) is incorporated along the 

north-eastern boundary to ensure a set back of the proposed development 

edge from Warneage Wood and to create a soft edge to the development. 

 Maximum building height for the office buildings is restricted to 11m and total 

building floor areas are restricted to 3,210m2 in area A, 3,810m2 in area B, 

3,520m2 in area C  and 48,650m2 in area D. This low density of development 

and scale of built form will ensure buildings appear of an appropriate scale and 

sit comfortably within the proposed landscape. Once proposed planting is well- 

established, the proposed buildings would sit below the tree line and the 

landscape infrastructure will be the dominant feature of the Site.   

 To preserve the setting of Lower Marsh, and the amenity of public footpath 

WA22, development is excluded from the northern corner of the Site and the 

area is identified as a strategic landscape zone. 

 Broad strategic landscape zones are incorporated either side of the central 

access road (minimum 10m wide on the western side and minimum 30m wide 

on the eastern side) to create a generous green spine through the Site.   

 To protect the character of Marsh Lane, a strategic landscape zone (minimum 

20m wide) is incorporated along the western boundary of the Site. 

4.12 As with the phase 1 proposals, the above list of mitigation measures demonstrates the 

detailed attention that has been  given to the future scale, density and layout of phase 

2 of the proposals. These measures have been driven by the objectives of both 

minimising potential landscape and visual effects of the proposals and the aspiration to 

create an exemplar science park development with an attractive and high quality 

environment. 

Evaluation of the Design Proposals – Appropriateness and Efficacy of Mitigation 

Measures 

4.13 Paragraph 17 of the AONB Position Statement on Setting (2019) identifies the AONB 

Partnership’s expectations on how adverse visual impacts on the AONB can be avoided 

so that schemes conserve and enhance the setting of the AONB. Table 4.1 below sets 

out these expectations and how the scheme proposals have addressed these. 

Table 4.1- Analysis of NWDAONB Partnership’s expectations for minimising visual 

impacts on the AONB setting 

AONB Partnership Expectation Scheme Response 

measures to consider impact on the 
setting of the AONB, including where 
required through Landscape and Visual 
Impact Assessments  

A landscape and visual impact 

assessment was undertaken at an early 
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stage in the project and was used to 

inform the design process 

care over orientation, site layout, height 
and scale of structures and buildings;  

Height, bulk and massing of Wasdell’s 

facility were reduced to the minimum 

possible and split into two buildings to 

reduce scale. Site layout incorporates 

large set-backs of buildings from the site 

edges and substantial landscape zones 

to reduce and soften the effect of the 

proposals.   

consideration not just of the site but also 
the landscape and land uses around and 
beyond it;  

Site masterplanning considered the Site 

and its surrounding context including 

the two new adjacent woodlands and 

the pastoral character of surrounding 

fields. Woodland planting within the Site 

was designed to connect with the 

existing woodlands either side and the 

eastern triangular field was identified for 

enhancement from an arable field to an 

area of species-rich pasture. 

careful use of colours, materials and non-
reflective surfaces;  

Materials and colours have been 

selected to appear recessive and be 

appropriate to the local landscape 

context. Colours of building finishes 

have been informed by the Waygood 

Environmental Colour study and would 

be non-reflective. Building roofs have 

been designed as green roofs. 

restraint and care over the installation 
and use of street lighting, floodlighting 
and other external lighting to prevent 
harm to the dark night skies of the AONB;  

The Site is not close to the areas of the 

AONB where dark skies are a special 

quality. However, external lighting has 

been minimised and buildings have been 

designed to minimise light spill from 

internal lighting. Detailed design of 

lighting would be in accordance with 

current best practice to ensure minimal 

light spill. 

the grouping of new structures and 
buildings close to existing structures and 
buildings to avoid new expanses of 
development that are visible and out of 
context (though detrimental impact on 
historic buildings/groupings will need 

Not possible due to the absence of 

buildings on site (other than Inlands 

Farm). In many views,  the proposed 

buildings would be seen in the context 

of  the urban edge of Swindon.  
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special consideration to avoid insensitive 
development  

detailed mitigation measures, for 
example including native landscaping 
(where possible contributing to BAP 
targets), and noise reduction  

Site-wide landscape strategy is to use 

predominantly native species and 

produce a substantial biodiversity net 

gain for  the Site. 

 

4.14 The above table demonstrates that the scheme mitigation measure have addressed all 

but one of the NWDAONB Partnership’s expectations for minimising visual impacts on 

the AONB setting.  

4.15 As noted, the scheme proposals were landscape-led and have included a very extensive 

package of mitigation measures. The proposed woodland would integrate with the 

existing young woodland in Manners Wood and Warneage Wood and with the new tree 

and woodland planting which will be implemented in the near future in association with 

the SCR road and new roundabout and as part of the wider green infrastructure 

proposals for the NEV. Proposed planting on the Site will contribute to increased tree 

cover in the area and will support the Council’s objectives for the area for the delivery 

of the Great Western Community Forest.  

4.16 The Landscape Strategy sets out that the proposed planting would include a mix of larger 

specimen trees (4 – 4.5m tall extra heavy standards) with smaller trees and shrubs. The 

inclusion of larger specimen trees will ensure that proposed planting areas are effective 

at softening the appearance of the development from year one with further 

strengthening as planting matures.  

4.17 In my opinion the scale and type of mitigation measures proposed for the Site is of an 

appropriate level for the scale of development proposed in this location and will provide 

effective mitigation for the development. Once semi-mature, proposed planting would 

be taller than the proposed buildings and the trees on the Site would form a treed skyline 

to the background of views. Even in winter, when most vegetation is not in leaf, the 

depth of planting belts proposed would provide effective visual containment of the 

proposals. 

4.18 In addition to mitigating potential landscape and visual effects of the development, the 

proposed measures would also bring the benefit of substantial biodiversity net gains for 

the Site with an estimated 44.30% and 31.89% increase over the baseline value of the 

site for broad habitats and linear habitats respectively. 

4.19 In conclusion, I consider that the proposed mitigation measures are appropriate to the 

rural character of the Site and its context and would successfully integrate the proposed 

development with its landscape context. 
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5. Landscape and Visual Effects of the Proposed 
Scheme 

5.1 In this section I summarise the finding from the LVIA of the likely landscape and visual 

effects of the proposed development. I focus this mainly on the issues raised in the 

council’s third reason for refusal.  

Landscape Effects 

5.2 Landscape effects include the effects on individual landscape features and on the 

landscape character at different scales (i.e. the site itself, the local landscape character 

and the wider character area). I briefly discuss each of these below in turn, drawing on 

the findings of the LVIA which I prepared. My analysis below focuses on the likely effects 

at year 15, once proposed planting has begun to establish, since this reflects the likely 

long term effects more closely than those identified at year 1.  Further detail on year 1 

effects are provided within the LVIA. 

Impact on landscape features – Trees and Hedgerows 

5.3 The main landscape features within and adjacent to the Site are: the field hedgerows 

and the tree group in the centre of the Site. These were identified as being of medium 

sensitivity. The Proposed Development allows the retention of most of the existing 

vegetation with the site (other than one hedgerow) and most of the perimeter 

hedgerows (other than in the western corner of the Site where removal is required to 

accommodate the new Pack Hill roundabout for the SCR).  

5.4 Full details of the tree and hedgerow removal is provided in the Arboricultural Impact 

Assessment. Extensive new tree and hedgerow planting is proposed across the Site 

which would replace and supplement the removed vegetation and result in a substantial 

increase in woodland and tree cover across the Site. This would provide appropriate 

mitigation for the lost vegetation and would result in a significant increase in tree cover. 

This would complement the objectives of the Great Western Community Forest and local 

plan policy EN2 which seeks to increase tree cover across the borough. It also complies 

with comments by the council’s biodiversity officer in which ‘significant woodland 

planting to address the objectives of the Great Western Community Forest’ is 

requested16.   

5.5 The proposed increase in tree cover on the Site is appropriate to the local landscape 

character of the Vale of White Horse character area and complies with the landscape 

guidance for this area which states ‘where opportunities arise, provide additional tree 

planting to increase tree cover by creating blocks of woodland’ and ‘where opportunities 

arise, provide planting that reinforces existing hedgerows to compensate for the trees 

lost to Dutch Elm disease during the 1970’s’17  

                                                            
16 Noted in para 8.12 of the officers report to planning committee 
17 ‘Landscape Character Areas SPG’ Swindon Borough Council – page 9, Development 
considerations for Vale of White Horse Character Area 
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5.6 The increase in tree cover on the site would also bring with it other benefits including:  

-  significant biodiversity improvements (BNG calculations of the illustrative 

scheme demonstrate a 44.30% and 31.89% increase in biodiversity value for the 

broad habitats and linear habitats on the Site compared with the existing 

situation); 

-  air quality improvements; 

-  carbon sequestration and contribution to climate change mitigation; 

-  enhancements to local visual amenity; and, 

-  new opportunities for  recreation. 

5.7 The proposed planting would connect with other existing and proposed planting in the 

local landscape including Manners Wood to the south, Warneage Wood to the north and 

proposed woodland planting associated with both the SCR and NEV. The connectivity 

between the proposed woodland creation on the site with other woodlands in the 

surrounding area meets good practice guidelines for new green infrastructure and will 

mean the new planting on the Site will integrate with existing woodland features in the 

landscape. Finally, and importantly, the proposed tree and hedgerow planting would 

make a significant contribution to delivering the council’s objectives for the Great 

Western Community Forest. 

5.8 The LVIA concludes that by year 15, when proposed new planting had established, the 

effect would be a beneficial effect of medium magnitude and moderate significance. 

Impacts on character of the Site (LLCA4 – Inlands Farm) 

5.9 Currently the Site comprises an area of open arable fields of ordinary value. The 

proposed development would change the character and appearance of the Site, creating 

a science park set within a landscape of woodland and trees. In the LVIA I conclude that 

the effect on LLCA4 – Inlands Farm  would be an adverse effect of high magnitude and 

major significance at year 1 reducing to medium-large magnitude and moderate to major 

significance by year 15. 

5.10 The conclusion that the proposals would result in harm to the landscape character of the 

Site is not disputed between the appellant and the council. Localised harm to the 

character of the Site itself is inevitable for major developments such as the one 

proposed. In determining the acceptability of the proposals in landscape terms, the key 

issue is to what extent does the changed character of the Site harm the character of the 

wider area, and in particular that of the AONB. I consider these points below.  

Impacts on character of Warneage Wood (LLCA1) 

5.11 There would be no direct change to the landscape characteristics of Warneage Wood 

arising from the development and indirect effects would be limited to the south west 

edges of the area, where the LLCA meets the boundary of the Proposed Development. 

Elsewhere within the wood, the Proposed Development is unlikely to affect the 
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character of the wood due to the area being enclosed, flat and with a high level of tree 

cover which would limit views of the Proposed Development from the wider LLCA.  

5.12 Consultee responses have suggested that noise from the Science Park might affect the 

character of the woodland. However, the noise assessment contained within the 

environmental assessment concluded that the noise levels generated by the Site would 

be negligible. Noise from traffic on the A419 (plus the  new SCR road) would likely 

continue to be the most audible background noise. 

5.13 By year 15, once proposed perimeter within the Site has established planting (identified 

on the parameter plan as being a minimum 20m wide zone), the proposed buildings and 

car park areas would be predominantly screened from view from all parts of the wood 

other than possible occasional glimpses of the rooftops of buildings within the 

development area.  

5.14 The LVIA concludes that by year 15, when proposed new planting had established, the 

effect on Warneage Wood (LLCA1) would be an adverse effect of small magnitude and 

minor significance. 

5.15 Beyond year 15, proposed planting will continue to mature and will become taller in 

height than the proposed office buildings on the northern edge of the Site (buildings are 

restricted in the parameter plan to maximum 11m and trees are likely to reach 15m or 

more at maturity).  The proposed perimeter planting on the Site would integrate with 

the edge of Warneage Wood creating an appropriate edge to the woodland.  

5.16 In conclusion, I consider that the Proposed Development would not result in any 

unacceptable harm to the character or appearance of Warneage Wood.  

Impacts on character of Wanborough and Liddington Villages (LLCA2 and 3) 

5.17 By year 15, the Proposed Development would be set within the proposed framework of 

landscape planting and would be well-screened from the villages of Wanborough and 

Liddington and the approach routes to both villages.  The sense of separation between 

Wanborough and Swindon is likely to be reduced slightly although the two settlements 

would not coalesce and would remain clearly apart from each other; a clear sense of 

arrival and departure between the settlements would be maintained. The character of 

the approach to Wanborough along Pack Hill would be changed by the new roundabout. 

However, this change will be a consequence of the SCR for the NEV project and is not 

attributable to the Proposed Development.  

5.18 The character of public footpath WA8 as it descends from the edge of Wanborough 

would also change although the upper part would remain a rural footpath passing 

through a pastoral field. Views across an arable landscape towards the edge of Swindon 

would be replaced with shorter views towards the new woodland belt on the edge of 

the Site with glimpsed views of the Science Park beyond.  

5.19 The landscape setting to the west of Wanborough village would be changed by the 

proposed development but in my opinion the effect and potential harm that this change 

would have on the character of the village would be very limited. I say this for four 

reasons.  
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5.20 Firstly, the important aspects of the village’s landscape setting which contribute to its 

character would be maintained. This includes the distinctive topography of the village 

and the collar of sloping agricultural land all around the village edge which would be 

protected (and also enhanced by the biodiversity improvements to the eastern 

triangular field); and the open, AONB landscape to the south and east of the village with 

views across it to Liddington Hill would also be unaffected.   

5.21 Secondly, the distance and separation of the development from the village would reduce 

its influence on the village’s character. The closest proposed building is c. 460m from the 

edge of Upper Wanborough; this is a substantial distance which will attenuate potential 

effects on the character of the village and ensure the sense of separation and separate 

identity of Wanborough would be maintained.  

5.22 Thirdly, the existing level of  intervisibility between the village and the Site is low and the 

future visibility of the proposals would also be low. The introduction of a planted zone 

60 – 100m wide (expected to grow to 15m tall or more) between the village and the 

proposed buildings would ensure the development would not be a prominent feature in 

the landscape.  

5.23 Finally, fourthly, the layout and landscape strategy for the Site would mean that the main 

aspect of the development that would be experienced from within and around the 

village would be the new planting. Clearly this would be a change in character compared 

with the existing large scale arable fields but it would not appear incongruent in the 

landscape or harm the character of the village. It would connect with other new tree 

planting elsewhere around the village (Warneage Wood, Manners Wood) which is 

already present in the landscape setting of the village and would contribute to the vision 

for the Great Western Community Forest which the council is actively promoting.  

5.24 The LVIA concludes that by year 15, when proposed new planting has established, the 

effect on the character of Wanborough and Liddington Villages (LLCA2) and the adjacent 

slopes (LLCA3) would be an adverse effect of small magnitude and minor to moderate 

significance. 

5.25 Beyond year 15, proposed planting will continue to grow and will create a mature 

woodland which connects with Manners Wood and Warneage Wood, screening the 

development and providing a woodland setting for the north- western side of the village. 

I consider that the long term effect of this change on the character of the villages 

themselves would be very small.   

Impact on the character of the River Cole Farmlands LLCA5 

5.26 When considering the likely impact of the Proposed Development on the River Cole 

Farmlands by year 15, it is first necessary to understand the other likely changes that will 

have occurred within this landscape by this point and thus the future landscape context 

of the Site. By year 15, the SCR road will be complete and the implementation of the NEV 

will be well under way. Foxbridge Village (the nearest NEV village to the Site) will be in 

place and proposed planting associated with the SCR road and Pack Hill roundabout 

would all have established. There would also have been further growth of vegetation in 

Manners Wood to the south. The combined effect of these will result in substantial 
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changes to the River Cole Farmlands area to the west and north of the Site with a greater 

presence of development in the landscape and a more wooded and treed character.  

5.27 By year 15, proposed planting around and within the proposed Science Park would have 

established and the proposed buildings, car parks and internal roads would be 

predominantly screened from view from most parts of the surrounding River Cole 

farmlands. The proposed planting on the Site would be seen in the context of other 

existing and proposed planting in the area and would integrate with this.  

5.28 The LVIA concludes that by year 15, when proposed new planting has established, the 

effect on the character of the River Cole Farmlands (LLCA5) would be an adverse effect 

of small magnitude and minor to moderate significance. 

5.29 Beyond year 15, proposed planting will continue to grow and will create a mature 

woodland which connects with Manners Wood (and Warneage Wood beyond), 

screening the development and providing a woodland setting for the north- western side 

of the village. I consider that the long term effect of this change on the character of the 

villages themselves would be very small.   

Impact on the Landscape Character of the North Wessex Downs AONB  

5.30 My assessment of the impact of the proposed development on the AONB is set out in 

paragraphs 7.194 – 7.202 of the LVIA. In this I noted that there would be no direct 

changes to the landscape features or the defined special qualities of the AONB relating 

to landscape character. The main characteristics of this area which were identified in the 

baseline study are its undeveloped, pastoral fields with views south across the clay vales 

towards the urban fringe of Swindon and north towards Liddington Fort and the edge of 

the Marlborough Downs. These characteristics would be maintained following 

implementation of the proposals.  

5.31 By year 15, proposed planting within and around the Proposed Development would have 

established and would form a densely vegetated perimeter to the Site. In addition, 

Manners Wood on the southern edge of the AONB, would have matured further to form 

a dense woodland block and planting associated with the SCR road and Pack Hill 

roundabout would also have established. This extensive level of planting in and around 

the Site would be combined with additional mitigation measures of a  minimum c.60m 

set back of the proposed buildings from the AONB, green roofs for the buildings, 

recessive coloured cladding (based on an environmental colour study of the local 

context) and minimal external lighting. The combined effect of these measures would 

mean that the development would integrate with its landscape setting and have little 

effect on the character of the AONB landscape to the south.   

5.32 The visibility of the proposals is also reduced due to the low-lying flat topography of the 

southern edge of the AONB and the Site meaning that views of the Proposed 

Development are quickly screened by vegetation in the surrounding landscape. It is only 

as ground levels rise further south that there are potential long distance views in which 

the development may be discernible in the distance. However, these are long distance 

views from viewpoints 2km or more from the Site and the development would be such 

a distant feature that it would not change the character of the landscape in the area 

from which it is seen. When visible, it would be seen as part of the wider background 
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view of Swindon which is already present; the additional presence of the proposed 

development in these views would not change the character of the AONB landscape in 

this area. Indeed, long distance views of Swindon is one of the identified characteristics 

within the Wanborough Vale LCA and Chiseldon-Wanborough Plain LCA within the 

AONB. 

5.33 Impacts on character are not wholly related to visibility of development and other 

factors can be relevant such as noise, smells and general levels of activity. However, the 

technical assessments within the Environmental Statement did not identify  that the 

Proposed Development would result in significant effects on noise or smells that would 

affect the character of the AONB nor significantly change activity levels within the AONB.  

5.34 The LVIA concludes that by year 15, when proposed new planting has established, the 

effect on the character of the AONB would be an indirect adverse effect of small 

magnitude and minor to moderate significance. 

5.35 Beyond year 15, proposed planting within the development area and other existing and 

proposed planting in the surrounding area will continue to grow, becoming taller than 

the proposed buildings and providing an effective buffer between the AONB and the 

Proposed Development;  longer term, the impact of the proposals on the AONB would 

thus reduce even further.  In my opinion, in the long term, with the mitigation measures 

proposed, the Proposed Development will integrate successfully with the landscape and 

the   character and scenic beauty of  the AONB would be conserved.   

Visual Effects 

5.36 A detailed assessment of the likely visual effects of the proposed development is 

provided in the LVIA.  I do not therefore present them again in full here.   

5.37 However, in summary, due to the flat topography of the Site and existing enclosure by 

vegetation, the A419 and the landform and built form of Wanborough together with the 

additional visual enclosure which would be provided by proposed planting within the 

Site and planned planting in association with the SCR road and Pack Hill roundabout, the 

visibility of the proposals would be restricted. As a result, despite the scale of the 

Proposed Development, relatively few views or visual receptors would be significantly 

changed by the proposals and those affected would be limited to those within the Site 

or in close proximity to it.  

5.38 In my assessment within the LVIA I concluded that the key views  and visual receptors 

that would be significantly changed by the Proposed Development after year 15 would 

be: 

 Pack Hill – road users (RV1, and RV9) 

 The Marsh – road users (RV2) 

 Footpaths between Purley Road and Pack Hill – footpath users (RV16) 

 Footpaths on north-western edge of Upper Wanborough – footpath users (RV6) 
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Views from public footpaths on north-western edge of Upper Wanborough (including 

within the Site)  

5.39 Of the above, the greatest effects would be on the users of the footpaths on the north-

western edge of Upper Wanborough (including those which pass through the Site itself). 

This includes public footpaths WA6, WA7, WA8 and WA21. Users of these footpaths 

would experience significant changes to their views as a result of the Proposed 

Development with long distance views across an open arable field with Liddington Hill in 

the distance being replaced with more enclosed, shorter distance views of the Science 

Park and its associated landscape. The character of these views would inevitably change 

as the paths approach and pass through the Site. This would be expected with any public 

footpaths which pass through new development areas. However, extensive mitigation 

measures are included to create a high quality and diverse landscape and to minimise 

the impact of the built development. 

5.40 Detailed proposals for the public footpath routes would be covered within a reserved 

matters application for phase 2 of the proposals. However, the development parameter 

plan shows how the density of development on the Site would be kept low with a high 

proportion  of the Site reserved for Strategic Landscape Zones. The public footpaths 

would be located within these Strategic Landscape Zones which are typically 20 – 40m 

wide or more. The visual amenity of these routes would benefit from the extensive 

landscape planting which is proposed in these areas. The illustrative masterplan and 

Landscape Strategy provide further details on the envisaged character and quality of the 

proposed green spaces including species-rich grasslands, native woodland and areas of 

open woodland. This would provide an attractive and high quality landscape which 

would be experienced by users of the public footpaths. 

5.41 Additional mitigation measures incorporated in the proposals include the creation of 

new publicly accessible footpath and cycle routes through and around the Site. This 

includes a route along the southern edge of the Site providing a safe and attractive 

alternative pedestrian route to Pack Hill (which is narrow and has no footway) and a new 

route along the northern edge, adjacent to Warneage Wood. 

5.42 In my opinion, there would be some harm to the views and visual amenity currently 

experienced by users of the public footpaths through the loss of openness and rural 

character of the routes. However, the generous landscape framework proposed for the 

development will provide users with an attractive environment and a good level of visual 

amenity and is therefore an acceptable replacement. I have also noted that some long 

distance views towards the AONB with  Liddington Hill seen on the horizon will be lost 

from footpaths within the Site. However, it appears likely that these views will be 

diminished over time in any event as planting in Manners Wood and around the Pack 

Hill roundabout matures. The loss of these long distance views as a result of the 

Proposed Development should not therefore be a key consideration in this appeal.  

5.43 In conclusion, the impact of the proposed development on views and visual amenity of 

user of the public footpaths through the Site and connecting with Upper Wanborough 

has been identified as an adverse effect of the development and should be considered 

as part of the planning balance. However, the weight that is afforded to it should reflect 

the following: affected footpaths are outside the AONB and not part of a waymarked 

trail;  the number of users affected is relatively low; proposed planting and landscape 
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zones would mitigate the effects and provide a good level of visual amenity; views of 

Liddington Hill from public footpaths to the south of the Site within the AONB would be 

unaffected; views of the AONB and Liddington Hill will diminish over time in any event 

as planting in the surrounding landscape matures.    

Views from Pack Hill 

5.44 In relation to the potential adverse impacts on views for users of Pack Hill, I consider that 

these are of low importance. The principal visual impacts would arise from the 

construction of the Pack Hill roundabout for the SCR and the proposed phase 1 building 

for Wasdell. The visual impacts of the proposed roadworks  are associated with the 

appearance of the roundabout (including its kerbing, signage, lighting etc.) and the 

substantial increase in area of roadway/footway/cycleway due to the new alignment and 

new spur for the SCR. These works will significantly change the character and 

appearance of the road but the visual impacts were considered to be acceptable by the 

Council’s landscape officer and the AONB board and were accepted by Council members 

when planning permission was granted in December September 2020.  

5.45 The visual impacts of the proposed phase 1 building would be significantly reduced by 

the proposed set back of the building edge and the proposed strategic planting. By year 

15, following the establishment of the woodland edge in the 40m wide Strategic 

Landscape Zone, views along Pack Hill would be predominantly of the planted edge to 

the Site and would have a leafy character. This would be seen alongside Manners Wood 

on the south side of the road and would be appropriate to the character of the road. The 

phase 1 building would be set back c. 50m from road and would be mainly screened from 

view (particularly due to the recessive colour of the proposed cladding) and particularly 

in views when travelling along the road from the east. From the western end of Pack Hill, 

in the vicinity of the roundabout, views of the development would be partly screened by 

the vegetation on and around the roundabout and around the edge of the Science Park. 

However, the phase 1 building is likely to still be visible in the background of some views. 

Views from The Marsh 

5.46 Views along the Marsh are currently strongly enclosed by high and dense roadside 

hedgerows. These channel views along the road and prevent most views into the Site, 

even in winter although there are occasional open views across the Site through breaks 

in the hedgerow. The Proposed Development would introduce a new belt of planting c. 

20m wide adjacent to The Marsh providing a wooded edge to the road and screening 

most views of the development beyond. This would change the character and 

appearance of views from the road but would still provide road users with a good level 

of visual amenity which I consider would be acceptable. 

Views from public footpath between Purley Road and Pack Hill 

5.47 The closest public footpath to the Site which lies within the AONB is WA5 which extends 

between Purley Road and Pack Hill. By year 15, from this footpath there would be 

intermittent views of the tree belt along the southern edge of the development seen in 

the background of views. This would blend with other existing planting in the view 

including  Manners Wood and the mature field boundary vegetation and proposed 

planting associated with the Pack Hill roundabout. At times, when the planting is young, 

the phase 1 building may be visible behind the vegetation in the background of the view 

but the simple form and proposed muted colours of the building (based on the Waygood 
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Environmental Colour Study) would make it recessive and unobtrusive in the view. Over 

time, the proposed planting would become taller than the 14.5m high building and 

visibility of the building would reduce even further.  

5.48 The Proposed Development would change the appearance of the views from some parts 

of the footpath, giving the background a more wooded character and with some visibility 

of the proposed phase 1 building. However, views towards the Site are in the opposite 

direction to the AONB and the scenic long views from the footpath towards Liddington 

Hill would be unaffected. Users of the footpath would therefore still experience a high 

level of visual amenity and views from the footpath of the landscape and scenic beauty 

of the AONB would be maintained.  

Long distance views from Liddington Hill 

5.49 The impact of the Proposed Development on long distance views out of the AONB from 

Liddington Hill (and other high ground within the AONB) was assessed within the LVIA 

including assessment of seven representative viewpoints. In these, the Proposed 

Development would be seen in the distant background of views (c. 2.5 – 3km away). It 

would be seen in the context of the existing urban area of Swindon and against the 

backdrop of existing large scale buildings including Swindon Hospital and buildings on 

the Dorcan Industrial Estate (including the Royal Mail Swindon Mail Centre) and, further 

north the Honda plant at South Marston and new warehouse developments in Symmetry 

Park. The visualisation of the proposals for viewpoint 15 (contained within the LVIA) 

demonstrate the effectiveness of the proposed mitigation measures. The substantial 

planting, green roofs and recessive building colours (derived from the local 

environmental colour study) would ensure that the visual impact of the proposals on 

these views would be minimal and would not be such as to adversely affect or undermine 

the purpose of conserving and enhancing the natural beauty of the AONB. 
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6. Consideration of the Development in relation 
to Planning Policy and the Reasons for Refusal 

6.1 The planning policy context is set out in detail in the proof of evidence of Mr Peter 

Lawson and the Planning Statement of Common Ground. In this section I review the 

policies and guidance which relate specifically to landscape and visual matters and I 

provide an assessment on whether, and to what extent, the proposed scheme conflicts 

with landscape policy. Further detail on other planning matters, and the overall  planning 

balance in the case of any conflict with policy, is provided in the proof of evidence of Mr 

Peter Lawson.  

National Planning Policy Framework (NPPF), 2019  

6.2 Para 7 of the NPPF states that the overall purpose of the planning system is to achieve 

sustainable development. Protection of the environment is a key part of this and para 7 

defines the environmental objective as ‘to contribute to protecting and enhancing our 

natural, built and historic environment ...’ 

6.3 Through my analysis of the site and its surroundings, and my assessment of the likely 

landscape and visual effects of the scheme it is clear to me that the significant impacts 

of the scheme would be restricted to the Site itself and its immediate surroundings and 

would therefore be very localised. The scheme proposals have been landscape-led and 

an extensive package of landscape and design measures is proposed to mitigate these 

local effects. In my opinion, the strong landscape framework for the science park would 

provide an attractive and high quality setting for the development which is appropriate 

to its context. The landscape strategy would successfully integrate the development in 

to the landscape and would ensure that the proposed development would not be an 

intrusive or a discordant feature in the landscape and the landscape and that the scenic 

beauty of the AONB would not be harmed.  

6.4 Section 15 of the NPPF sets out further details for requirements for conserving and 

enhancing the natural environment. Within this, paragraph 170 states:  

Planning policies and decisions should contribute to and enhance the natural and local 

environment by: 

a) protecting and enhancing valued landscapes, sites of biodiversity or geological value 

and soils (in a manner commensurate with their statutory status or identified quality in 

the development plan); 

b) recognising the intrinsic character and beauty of the countryside, and the wider 

benefits from natural capital and ecosystem services – including the economic and other 

benefits of the best and most versatile agricultural land, and of trees and woodland;  

6.5 I have demonstrated in Section three that in  my opinion, the Site does not form part of 

a valued landscape and should not therefore be afforded special protection under part 

a) of paragraph 170.  
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6.6 However, should the inspector disagree on this matter, the second part of para 170 

states that the requirement to protect and enhance valued landscapes  should be ‘in a 

manner commensurate with their statutory status or identified quality in the 

development plan’. Thus, as the area of the proposed development does not have a 

statutory status nor any identified quality in the development plan, the weight afforded 

to protection of the landscape should be at the lower end of the scale. 

6.7 Part b) of paragraph 170 is also relevant, which includes the requirement  of  ‘recognising 

the intrinsic character and beauty of the countryside’. In my opinion the proposals  meet 

this requirement and I say that for four reasons. 

6.8 Firstly, the development proposals have, from the start, been landscape-led and fully 

informed by landscape analysis and the LVIA process. This has identified the sensitivities 

of the surrounding countryside and guided the development of both the detailed phase 

1 proposals and the parameter plan and illustrative masterplan for the wider site. 

6.9 Secondly, the intrinsic character and beauty of the North Wessex Downs AONB has been 

recognised and the proposals set out in the documents and drawings supporting the 

applications have demonstrated how, with the proposed extensive and generous 

package of mitigation measures, development could be accommodated on the Site 

without harming the landscape and scenic beauty of this area or its defined special 

qualities. 

6.10 Thirdly, the proposed landscape strategy for the Site has been informed by the local 

landscape context and SBCs own vision for the Great Western Community Forest. 

Extensive tree planting is proposed across the Site which will connect with the existing 

new woodlands to the north and south of the Site (Manners Wood and Warneage Wood) 

and the proposed tree planting associated with the SCR route and NEV. The strategic 

landscape proposals for the Site will comprise predominantly native species appropriate 

to the local landscape context and result in a c. 44%  and 32% net gain in biodiversity 

over the baseline value of the site for broad habitats and linear habitats respectively.  

6.11 Finally, the proposal recognises the intrinsic character of the Site by securing the 

retention and protection of existing trees and hedgerows on the Site and retaining large 

areas on the Site as Strategic Landscape Zones with no built development.  

6.12 Paragraph 172 of the Framework states that ‘great weight should be given to conserving 

and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of 

Outstanding Beauty which have the highest status of protection in relation to these 

issues’. The approach set out in paragraph 172 applies to land viewed in conjunction with 

the AONB from the AONB but not to views towards the AONB from outside the AONB.   

Confirmation of this  point is provided in Stroud DC v SSCLG and Gladman [2015] EWHC 

488. In this, Mr Justice Ouseley stated at [26]: ‘26. So the question is whether on the 

proper interpretation of paragraph 11518views of the AONB from outside the AONB fall 

within its scope. It is my judgment that that is not what policy 115 is intended to cover. 

It certainly covers the impact on the scenic beauty of the land actually within the AONB. 

It seems to me that it would be unduly restrictive to say that it could not cover the impact 

of land viewed in conjunction with the AONB from the AONB. But to go so far as to say 

                                                            
18 Para 172 of NPPF 2019 
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that it must also cover land from which the AONB can be seen and great weight must be 

given to the conservation of beauty in the AONB by reference to that impact reads too 

much into paragraph 115’. 

6.13 Paragraph 172 is underpinned by section 85 of the Countryside and Rights of Way Act 

2000 (CROW Act) which states that local authorities have a statutory duty “In exercising 

or performing any functions in relation to, or so as to affect, land” in Areas of Outstanding 

Natural Beauty, to “have regard to the purpose of conserving and enhancing the natural 

beauty of the area of outstanding natural beauty”. That duty applies when a local 

authority is considering an application for planning permission for development of a site 

which lies outside an AONB when the development proposed could affect the AONB.  

6.14 The purpose of the provision is to conserve and enhance the natural beauty of the AONB 

itself. It does not seek to conserve and enhance land within the setting of the AONB per 

se but rather to protect against development in these areas which may undermine the 

purpose of conserving and enhancing  the natural beauty of the AONB itself. Paragraph 

172 of the NPPF is also clear on this point in that it says: ‘Great weight should be given 

to conserving and enhancing landscape and scenic beauty in National Parks, the Broads 

and Areas of Outstanding Natural Beauty..’The test is therefore not whether the 

development would conserve and enhance the setting of the AONB but whether the 

purpose of conserving and enhancing the natural beauty of the AONB would be 

undermined or otherwise adversely affected. Further guidance on this matter is set out 

in paragraphs 37 - 42 of the National Planning Practice Guidance.   

6.15 In section 5 of this evidence (and the supporting LVIA) I have demonstrated that the 

detailed proposals for phase 1 and the development  parameters for the remainder of 

the Site provide a sensitive response to its position adjacent to the AONB and that the 

proposals would not harm the landscape character, scenic quality or defined special 

qualities of the AONB. Likewise, whilst the proposals would change the character of the 

Site itself, and the Site forms part of the setting of the AONB, these changes would not 

have a harmful effect on the character, scenic quality or special qualities of the AONB 

itself once the proposed mitigation measures are established.  

6.16 Section 12 of the NPPF focuses on ‘Achieving well-designed places’. Reference to 

conserving character in planning policies and decisions is made again in para 127 of the 

NPPF, which states that: 

Planning policies and decisions should ensure that developments: 

…. 

c) are sympathetic to local character and history, including the surrounding built 

environment and landscape setting 

6.17 The proposed development is sympathetic to local character in a number of ways. Firstly 

and most importantly, the triangular field on the east side of the Site would be protected 

and enhanced. This area forms part of the collar of undeveloped sloping land which 

encircles Wanborough and is an important part of the landscape setting of Wanborough. 

By keeping it free from development and returning it to a pastoral field with species-rich 
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grassland and improved hedgerow boundaries, the character and appearance of this 

part of the Site would be both protected and enhanced.  

6.18 Secondly, existing trees and hedgerows within the Site would be retained, integrated 

into the development and enhanced wherever possible. 

6.19 Thirdly, by developing only c. 15% of the Site area as buildings, incorporating substantial 

set-backs for proposed development areas and providing a strong landscape setting for 

the development,  the development would have a rural character which is sympathetic 

to its landscape context. 

6.20 Fourthly, by using a colour palette for proposed buildings which has been derived from 

an environmental colour study of the local area, the appearance of proposed buildings 

will be sympathetic to the local surroundings. 

6.21 Finally, fifthly, the Landscape Strategy sets out design principles for the development 

which reflects the rural context of the Site, including: promoting planting using native 

species trees and shrub appropriate to the character of the area; using a materials 

palette appropriate to the rural context (including green roofs and cedec footpaths); and 

a palette of timber site furniture with a rural character. In addition, the illustrative 

masterplan indicates how the proposed green infrastructure on the Site would connect 

with and reinforce the existing and planned green infrastructure in the surrounding area. 

Much of this will form part of the reserved matters application but the principles are 

established in the outline application.  

6.22 Although this is a hybrid application, in my opinion, these measures demonstrate that 

the development, if permitted and implemented in accordance with the principles set 

out in the DAS and Landscape Strategy, would comply with para 127 of the NPPF. 

Swindon Borough Local Plan 2026  

6.23 The third RfR states that the proposals are contrary to policy EN5 of the Local Plan. Policy 

EN5 relates to Landscape Character and Historic Character and has three parts to it; I 

deal with each of these below.  

6.24 Part ‘a’ of policy EN5 requires landscape character to be protected, conserved and 

enhanced; unacceptable impacts should be avoided and, where unavoidable they should 

be satisfactorily mitigated. It is accepted that the Proposed Development would be 

harmful to the character of the Site and its immediate surroundings. An extensive 

package of landscape and design measures has therefore been incorporated in the 

proposals to provide appropriate mitigation. These mitigation measures are set out in 

section four of this proof; they demonstrate the applicant’s commitment to creating a 

development with an environmental quality far beyond a normal business or industrial 

park and one which has been truly landscape-led.  

6.25 Part ‘b’ of Policy EN5 requires applicants to demonstrate that they have taken landscape 

character assessments into account and have assessed the potential impact of the 

proposals on the landscape. I undertook a  baseline landscape and visual assessment at 

the start of the project which referenced the relevant published landscape character 

studies and these were referenced again in the formal landscape and visual impact 
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assessment of the proposals which was undertaken as part of the environmental impact 

assessment and included as chapter 9 in the environmental statement. 

6.26 Part ‘c’ of Policy EN5 requires that development within or abutting the AONB should 

accord with relevant criteria set out in the AONB Management Plan and policies 115 and 

116 of the NPPF (now policy 172) and that proposals outside the AONB should not 

adversely affect its setting. The Site is separated from the AONB by Pack Hill and 

therefore does not abut the AONB. However, the Site is in very close proximity to the 

AONB boundary and the AONB Management Plan is therefore still relevant.  

6.27 If it were considered that the proposals did abut the AONB, policy EN5c indicates that 

the policy in paragraph 116 of the 2012 NPPF is to be applied. The policy set out in 

paragraphs 115 and 116 of the 2012 NPPF is now found in paragraph 172 of the NPPF. 

The second part of paragraph 172 (formerly paragraph 116 in the 2012 NPPF) relates to 

development within the NPPF (as accepted by the Council at paragraph 6.22 in their 

Statement of Case). If EN5c is read as requiring the policy in the second part of paragraph 

172 of the NPPF to development proposed on  a site outside the AONB, EN5c would be 

inconsistent with the NPPF. That is an issue considered by Peter Lawson, the planning 

witness.  

6.28 At paragraph 6.22 of their Statement of Case the Council contend that that any 

assessment of the proposed development should include consideration of the three 

matters set out in the second part of paragraph 172. Mr Lawson considers whether that 

is an appropriate approach and concludes that it is not. However, in order to assist the 

inspector, I have considered below point (c) so far as relevant to my area of expertise. 

6.29 In relation to potential detrimental effects on landscape and recreation opportunities in 

the AONB, there would be no direct effects on either of these. The Site lies outside the 

AONB and the Proposed Development would not affect any landscape features or 

recreation opportunities within the AONB. There would also be no indirect effects on 

recreation opportunities within the AONB as public rights of way which pass through the 

Site and connect with the AONB would be maintained and opportunities for recreation 

within the AONB would be unchanged. There would be a small indirect adverse effect 

on the landscape character of the AONB in the area closest to the Site arising from 

visibility of the edge of the Proposed Development close to the AONB. However, the 

proposed package of landscape and design mitigation measures would substantially 

reduce and moderate this effect. 

6.30 Section 2.36 of the AONB Management Plan sets out the key issues with the potential to 

have significant influence on the AONB’s Landscape Special Qualities. These are listed in 

Table 6.1 below with commentary in relation to the Proposed Development. 

Table 6.1: Key issues with the potential to have significant influence on the AONB’s 

Landscape Special Qualities 

Key Issues Commentary in relation to the Site and 

Proposed Development 

a) The potential for development beyond 

the AONB boundary to visually damage or 

Proposed landscape and design 

mitigation measures would mitigate 



 

60 
 

undermine the scale and critical qualities 

of landscape character areas. 

potential effects on the AONB. The scale 

and critical qualities of the nearby 

landscape character areas in the AONB 

would not be harmed.  

b) Managing the Ridgeway National Trail 

and other rights of way to maximise 

enjoyment by responsible users, protect 

wildlife and cultural heritage, and 

minimise conflicts. 

The amenity of public rights of way in the 

AONB would be preserved  

c) The need to maintain and, where 

possible, extend chalk grassland habitat 

N/A – Site is not chalkland  

d) The need to conserve and enhance the 

remoteness and expansive open scale of 

the downland landscape. 

N/A – Proposals would not affect the 

remoteness or scale of the downland 

landscape 

e) The need for viable agriculture and 

forestry to continue to contribute to 

AONB purposes 

Agricultural activities on the Site would 

cease but are outside the AONB and do 

not currently contribute to AONB 

purposes 

f) Availability of sufficient resources for 

management and understanding of 

archaeological sites. 

N/A 

g) The need to conserve and enhance the 

remote, secluded and relatively 

undeveloped character of more enclosed 

and intimate landscapes, including the 

character of the lanes 

The parts of the AONB in the vicinity of 

the Site are influenced by the urban edge 

of Swindon and A419 and do not 

currently demonstrate these qualities. 

(AONB character assessment for area 6C : 

Wanborough Vale notes the Urban Fringe 

character of this part of the AONB) 

h) The need for appropriate woodland 

management, including the viable use of 

timber products, particularly for fuel. 

Woodland within the AONB would be 

unaffected by the proposals. 

Management of woodland on Site would 

be in accordance with a management 

plan to be covered by a planning 

condition. 

i) Encouraging restoration of wood 

pasture landscapes, husbandry and 

ecology and ensuring future veteran tree 

succession. 

No potential to encourage these within 

the AONB as Site is outside the AONB. 

However, potential for this to be 

considered as part of the detailed design 

proposals. 

j) The dominance of roads, in particular 

the impact of traffic noise, external 

The principal changes to roads would 

arise from the SCR and proposed 
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lighting, road signs, insensitive materials 

and clutter on landscape character and 

people’s experience of the landscape as 

they travel through it. 

roundabout which have already been 

consented. Increased noise levels arising 

from traffic generated by the Proposed 

Development was identified in the 

Environmental Statement as being 

negligible.   

k) The need to maintain the pattern of 

discrete villages set within a quiet rural 

landscape, ensuring that the views to the 

surrounding dramatic scarps are 

undamaged. 

Views towards the scarp from within the 

AONB would be maintained and the 

discrete identity of Wanborough and 

Liddington villages would be retained. 

The landscape setting areas of Liddington 

and Wanborough which fall within the 

AONB would also be maintained. 

However, the area to the north-west of 

Wanborough (which falls outside the 

AONB) would become more developed 

and less rural in character.  Some views 

towards the scarps from within the Site 

would be lost. 

l) The need to ensure continued 

improvement of water quality and water 

resources in rivers, supporting river 

managers and riparian landowners in 

river restoration and enhancement 

projects for fisheries and wildlife. 

Surface water from the Site would flow 

northwards away from the AONB and the 

proposals would be designed in 

accordance with the required regulations 

to ensure that no harmful effects on 

water quality within the AONB would 

arise.   

m) The need to maintain and enhance 

adjacent seasonal flood meadows, grazed 

pastures, fen, damp woodlands and 

historic parkland. 

These landscape types within the AONB 

would be maintained. 

n) The need to conserve and enhance the 

small-scale, secluded and rural character 

of the lowland mosaic, including the 

fragile lowland heaths. 

The Site is not in proximity to these 

landscape types. 

o) Intense pressure for development 

throughout the AONB and its setting that 

threatens the character and quality of its 

landscape and risks merging of small 

settlements, encroachment by larger 

settlements and changes to the scale and 

nature of development boundaries. 

Scale and proximity of proposed 

development means it has potential to 

affect the character and quality of the 

landscape of the southernmost edge of 

the AONB in the short term. However, 

once planting is established, this will 

mitigate effects. Separate identity of 

Wanborough and other settlements 

would be maintained. 
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p) The need to protect and enhance 

historic sites, buildings and landscapes 

and their setting. 

Scale and proximity of proposed 

development means it has potential to 

affect the setting of Wanborough (and 

some of its heritage assets) in the short 

term. However, once planting is 

established, this will mitigate effects. 

(Further analysis provided within the 

Heritage proof of evidence) 

q) The significant impact on the 

characteristic habitats in the AONB 

resulting from climate change, including 

increased extreme weather events and a 

potential increase in pests and diseases. 

N/A 

 

6.31 The above analysis demonstrates the extent that the development proposals would 

accord with the requirements of the AONB management plan. There would be some 

short term effects on a very small part of the AONB, but once mitigation measures 

established these effects would be minimal. 

6.32 In conclusion, the Proposed Development would have a harmful effect on the landscape 

character of the Site which forms part of the setting to the AONB and there is therefore 

a degree of conflict with part c of Policy EN5 which requires that ‘Proposals outside the 

AONB should not adversely affect its setting’. However, as demonstrated in Table 4.1, 

the proposals comply with the NWDAONB Partnership’s expectations for minimising 

visual impacts on the AONB setting and, as set out in Table 6.1, the key issues with the 

potential to have significant influence on the AONB’s Landscape Special Qualities have 

been addressed. I have also demonstrated that, with the extensive landscape and design 

mitigation measures proposed, the effect of the proposals on the landscape and scenic 

beauty in the AONB itself would be minimal.  Since Policy EN5c is directed towards 

protecting the landscape quality of the AONB itself (as demonstrated in para 4.353 of 

the supporting text to Policy EN5 and as required by para 172 of the NPPF which requires 

the landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding 

Natural Beauty to be conserved and enhanced), I consider that the proposals would 

achieve this.  

Reasons for Refusal 

6.33 The third reason for refusal has a number of parts to it. I deal with each of these in turn. 

6.34 ‘The proposed development by virtue of its scale, form, design, siting and location would 

result in the introduction of substantial incongruous built form into the rural countryside’.  

It is an agreed matter that the Site is currently an area of rural countryside. However, 

whilst agreeing this, I would also say that the extent that the countryside can be said to 

be rural in character is diminished by its proximity to the urban edge of Swindon and the 

A419 road corridor. The Site is not part of a remote and deeply rural area and built form 

is widely evident in the surrounding area in both Wanborough and Swindon. The 
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character of the area will change further over the coming years as the SCR road and NEV 

development areas are built out. 

6.35 It is also an agreed matter that the proposals for the Wasdell phase 1 and 2 buildings are 

substantial built forms. The size of these buildings has been dictated by the operational 

requirements of Wasdell and has been minimised as much as possible. Buildings of this 

scale are relatively commonplace around the edge of Swindon and are a characteristic 

feature of Swindon, reflecting the town’s important strategic position and good 

accessibility. In the local surrounding area other large scale industrial buildings are 

present on the Dorcan industrial estate (on the west side of the A419), the Honda site 

and South Marston industrial estate to the north and the new Symmetry Park within the 

NEV. These large scale buildings, together with the large and prominent Great Western 

Hospital can be seen when travelling around the edge of Swindon on the A419 and A420 

and are glimpsed in the distance in long distance views from high points within the 

AONB. As demonstrated in Table 6.2 below, these other buildings are far larger in scale 

than those proposed in the Proposed Development. 

Table 6.2 Scale Comparison of Proposed and Existing Built Form   

Building Length Width Height 

Proposed 

Wasdells Phase 1 

building 

175m 165m 14.5m 

Existing 

Great Western 

Hospital 

218m Varies 57 – 153m  25m 

Amazon warehouse 

(Symmetry Park) 

425m 212m 19.5m 

B and Q distribution 

centre (South 

Marston industrial 

estate) 

380m 200m c.18m 

Honda main 

building 

850m 185m Varies 13 – 20m 

 

6.36 The proposed development would be seen in the context of these other large scale 

buildings and the wider urban area of Swindon. I do not agree that the built form would 

appear incongruent in the context of these. In some views the proposed large scale 

buildings would be seen in isolation and may appear incongruent in the countryside. 

However, the proposed mitigation measures will soften potential impacts and once 

planting is established I consider that the impact of the proposed built form on the 

countryside would be acceptable.  
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6.37 The design of research and SME buildings within phase 2 of the development will be the 

subject of a reserved matters application. However the parameter plan establishes a 

maximum height of 11m and maximum building footprints. I do not consider that these 

buildings would be substantial incongruous built form in the countryside. These buildings 

are modest in scale and would sit within an extensive framework of landscaped space 

with a strong tree cover.  

6.38 ‘The proposal would be excessively prominent’ – The Proposed Development includes an 

extensive package of landscape and design mitigation measures (set out in  section 4 of 

this proof). As has been demonstrated in the analysis of views contained within the LVIA 

and summarised in section 5 of this proof, these mitigation measures would be highly 

effective in integrating the development proposals into the landscape. Proposed 

planting, development set backs and a materials palette of recessive colours will reduce 

and soften the visual effects of the proposed buildings. At year 1 the proposed building 

would be visible from the surrounding area but in my opinion even at year 1 it would not 

be ‘excessively prominent’. Over time, as planting matures, the development would 

become increasingly less visible and less noticeable. By c. year 15 planting would be well 

established and the Proposed Development would have a very good level of 

containment and the buildings, whilst still visible from some places,would be 

inconspicuous in views from the surrounding area.  

6.39 loss of open, rural countryside – It is an agreed matter that the Proposed Development 

would result in a change to the use and character of the Site and would cease to be open 

countryside. However, the proposed package of landscape and mitigation measures 

would reduce the impact of this change and would create a high quality landscape for 

the Site which integrates the development with the surrounding countryside, 

contributes to the delivery of the Great Western Community Forest and also brings with 

it a substantial net gain in biodiversity across the Site.   

6.40 harm to the visual amenity of the area – The visual receptors and viewpoints with 

potential to be affected by the Proposed Development were agreed with the Council at 

part of the EIA scoping exercise. The impact of the proposals on each of these was tested 

as part of the LVIA within the environmental statement (a summary of the results is 

provided in Table 7.17 of the LVIA). This concluded that at year 15 the residual effects of 

the Proposed Development (with mitigation measures in place and planting established) 

was likely to result in significant adverse effects for: users of Pack Hill and the Marsh as 

they passed adjacent to the Site; users of footpaths within the Site (WA6, WA7, WA8 and 

WA21); and, users of the public footpath between Purley Road and Pack Hill (WA5/LN5) 

when walking north.  Beyond year 15 as planting matures more and increases in height, 

the scale and significance of these effects would be reduced further. 

6.41 The Proposed Development would also be visible in some other more distant and/or 

glimpsed views including some long distance views from within the AONB. I describe 

these in detail within the LVIA. In summary, whilst it may be possible to see/discern the 

development in other views, it would form a small/very small and/or fleeting element in 

the view.  In these views I do not consider the presence of the Proposed Development 

would noticeably change the character of the view or have a harmful effect on its visual 

amenity.   
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6.42 Potential visual effects arising from the proposals have been mitigated as much as 

possible with the extensive range of design and landscape mitigation measures already 

noted and in accordance with NWDAONB Partnership’s recommendations for 

minimising visual impacts on the AONB setting. In my opinion these measures would be 

effective in mitigating visual effects for medium distance and long distance views from 

the surrounding area (including from within the AONB).   It is to be expected that 

development of a green field site of the scale proposed would result in some harm to 

visual amenity, particularly for roads and rights of way which pass through or adjacent 

to the development. These effects have been identified and it is acknowledged that the 

proposals would harm the visual amenity of the visual receptors noted above.  

6.43 ‘The proposal would therefore fail to provide a scheme which protects, conserves or 

enhances the character, diversity and local distinctiveness of the existing landscape 

setting, including the North Wessex Downs AONB’ and ‘the development would fail to 

preserve or enhance the local character of the area and would have an unacceptable 

adverse impact on the countryside, landscape character and North Wessex Downs Area 

of Outstanding Natural Beauty (AONB).’ It is an agreed matter that the proposal would 

involve the development of an area of countryside which forms part of the setting of the 

AONB and that there would be harm to the character of the Site within this setting. It is 

also acknowledged that at year 1, before the proposed planting is established, there 

would be some harm to the areas of landscape immediately surrounding the Site.  

However, as I have demonstrated in my evidence and the supporting LVIA, the landscape 

and visual harm arising from the proposals is both limited and localised due to the 

proposed extensive package of mitigation measures. The Proposed Development would 

not result in significant long term harm to the surrounding landscape or to the AONB in 

terms of either its character, scenic beauty or special qualities. The character, diversity 

and local distinctiveness of the surrounding landscape, including the AONB would be 

protected and conserved. There would also be some small scale landscape 

enhancements arising from the increase in biodiversity on the Site, the restoration of 

the eastern triangular field to a species-rich grassland and the increase in native tree 

cover and hedgerows. 

6.44 The mitigation proposed would fail to overcome this harm – As discussed, the 

development proposals were landscape-led and an unusually extensive package of 

mitigation measures have been embedded in the proposals. As I have demonstrated, 

these measures would be highly effective in reducing the scale and extent of landscape 

and visual effects arising from the development. The residual significant landscape and 

visual effects at year 15 would be limited and localised with a further reduction as 

planting continues to mature and grow beyond this date.   

Conclusions on Landscape and Visual Effects  

6.45 As noted above, the Proposed Development has been carefully planned and designed to 

minimise potential effects on landscape character and visual amenity. Great attention 

has been given to embedding a range of landscape and design mitigation measures to 

create a high quality development which is sensitive to the Site’s landscape context and 

integrates successfully with the local landscape. Despite the scale of the development 

proposals, this landscape-led approach has meant that most potential landscape and 

visual effects of the proposals on receptors in the wider area would be successfully 
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mitigated. However, some significant landscape and visual effects would remain; these 

are summarised below together with my assessment on the weight that should be 

afforded to these in the planning balance. 

6.46 Impacts on the character and visual amenity of the North Wessex Downs AONB – the Site 

lies outside the AONB and potential effects on the character, scenic beauty and special 

qualities of the AONB by development within its setting would, in the long term, be 

successfully mitigated by the embedded mitigation. Until proposed planting is 

established, the Proposed Development would be visible from parts of the southern 

edge of the AONB, including parts of public footpath WA5/LN5 and would have an 

adverse effect on these. These effects would be restricted to a very small area within the 

AONB, would be short term and limited by the presence of Manners Wood on the edge 

of the AONB and the proposed Pack Hill roundabout and associated planting.  Effects on 

longer distance views from Liddington Hill would not be significant.  

6.47 I consider that Moderate weight should be afforded to the potential harm to the North 

Wessex Down AONB, since the predicted adverse landscape and visual effects on the 

AONB are very limited but the NPPF requires that great weight should be given to 

conserving and enhancing landscape and scenic beauty in AONBs.  

6.48 Impacts on landscape character – the proposals would result in moderate to major 

adverse effects on the character of the Site itself reducing to minor to moderate adverse 

effects on adjoining areas and minor or negligible effects on the surrounding areas and 

wider Vale of White Horse character area. Development proposals would maintain a 

minimum gap of 310 – 450m with the settlement of Wanborough; the sense of 

separation between Wanborough, Swindon and the NEV would be maintained and the 

proposed mitigation measures would integrate the development with other existing and 

planned woodland planting and would contribute to the Great Western Community 

Forest. The Site is not valued for the purposes of paragraph 170(a) but is valued locally 

and the proposals would result in a loss of the open rural character of the Site.  

6.49 I consider that Moderate weight should be given to the adverse effects on landscape 

character that would arise. This is due to the permanent nature and large scale of  change 

but the limited and localised area that would be affected, the undesignated and ordinary 

value of the landscape and the changes to the landscape which are already accepted and 

arising due to the implementation of the SCR road and roundabout and the wider NEV 

proposals.  

6.50 Impacts on the visual amenity of users of public footpaths  WA6, WA7, WA8 and WA22 

and users of Pack Hill and Marsh Road – the proposals would result in changes to the 

character and appearance of views. Long distance open views across the Site with 

Liddington Hill seen on the horizon beyond would be replaced with shorter distance 

views of the Proposed Development and its associated landscape setting.  These routes 

are of local importance and locally valued. Alternative roads and footpaths from the 

village are available from which the AONB can be better appreciated and these would 

be unaffected. 

6.51 I consider that Limited to Moderate weight should be given to the adverse effects on 

visual amenity that would arise for users of public footpaths  WA6, WA7, WA8 and WA22 

and users of Pack Hill and Marsh Road. This is due to the permanent nature of the 
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changes to views but accepting that the routes are of local importance and visual 

amenity provided by the proposed mitigation measures would not be unpleasant and 

that longer distance views to the AONB are likely to be lost or significantly reduced in 

any case as Manners Wood matures and proposed planting associated with the SCR 

route  and roundabout establishes. 
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Appendix 1: Figures  

(refer to separate A3 document) 
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Figure A05 - Public Rights of Way
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