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1. Introduction and background 

1.1 This Statement of Common Ground (“SoCG”) on landscape matters has been prepared 

by Turley Landscape and VIA on behalf of Wasdell in conjunction with Charles 

Potterton on behalf of Swindon Borough Council. It supplements the Planning SoCG 

and those prepared in respect of highways, archaeology, environmental health, and 

Highways England 

1.2 This SoCG has been progressed to set out common ground between the Appellant 

(Wasdell) and the Local Planning Authority (SBC) in respect of landscape and visual 

matters to be considered as part of the Appellant’s appeal against the refusal of 

planning permission for a proposed development at Inlands Farm, Wanborough 

(planning application reference S/OUT/18/1943).  

1.3 To assist the Inspector and the appeal process the following matters are set out in this 

Statement: 

• Application Material relating to Landscape – setting out details of the application 

and the supporting material relating to landscape and visual matters which are 

set before the inquiry (Section 2); 

• Site Description, Landscape Context and Visual Context  – providing detail on the 

characteristics of the site and its surroundings and the relevant published 

landscape character assessments (Section 3); 

• Agreed Landscape Matters – identifying the issues which are agreed between 

both parties (Section 4);  

• Landscape Matters in Dispute – identifying the areas which are disputed and are 

the areas of focus for the appeal (Section 5); and 

• Declaration – confirming agreement between the Appellant and SBC on the 

contents of this SoCG (Section 6). 

Background to the appeal 

1.4 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)”  

1.5 Planning permission was refused by SBC for eleven reasons. Of these, reasons 2, 3 and 

4 relate to landscape and visual matters. They state: 

 



 

 

Reason 2  

The proposed development as a result of its scale, form, design, siting and location on 

an open parcel of land within the open countryside would result in an incongruous, 

prominent form of new development that would have an unacceptable urbanising 

effect by way of visual intrusion and unacceptable encroachment into the rural 

landscape setting which results in harm to the setting and context of surrounding 

designated and non-designated heritage assets. The proposal is therefore, contrary to 

the duties under S66 and S72 of the Planning (Listed Buildings and Conservation Areas) 

Act 1990, Swindon Borough Local Plan 2026 Policies EN5 and EN10 and the National 

Planning Policy Framework (NPPF). 

Reason 3 

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). 

Reason 4 

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

provide a high standard of design, particularly with respect to the addressing the 

principles of context and character, would have negative impact on the character of 

Upper Wanborough and would fail to integrate itself with the wider strategic and 

comprehensive masterplanning of the New Eastern Villages, contrary to Policies DE1 

and NC3 of the Swindon Borough Local Plan 2026 and National Planning Policy 

Framework (NPPF). 

 

 



 

 

2. Application Material Relating to Landscape 

2.1 The key application material relating to landscape matters comprises: 

• Landscape and Visual Impact Assessment (chapter 7 of Environmental Statement 

– April 2020) (CDA-9) and supporting figures (including accurate visualisations of 

the proposals at Figure 7.11) (CDA-10) 

• Landscape Strategy (February 2020) (CDA-15) including: 

- Framework of Landscape Elements and Spaces (pp 16 – 38) 

-  Illustrative Site-wide Landscape Masterplan (pp 57 and 58) 

- Phase 1 Landscape Proposals (pp 46 – 55 

• Environmental Colour Assessment and Supporting Statement (CDA-18 and CDA-

19)  

• Design and Access Statement Rev K (February 2020) (CDA-2) 

• Application Drawings (CDA-3)   

2.2  Key elements of the proposal are: 

 Total site area – 40.3ha 

 Total maximum building footprint (GEA identified on parameter plan) – 59,190m2 

(14.7% of site) 

 Maximum building height – 14.5m (Wasdell phase 1 and 2 buildings) and 11m (all 

other buildings) 

 Minimum set back between AONB boundary and development edge – 46m  

 Perimeter strategic landscape zone with minimum width varying between 20m 

and 140m.  



 

 

3. Site Description, Landscape Context and Visual 
Context 

Site Description – Landscape Features 

3.1 The Appeal Site is 40.3ha and comprises fields separated by hedgerows as well as a 

farmhouse and associated outbuildings. The Site is currently in agricultural use.  

3.2 The site is predominantly flat to the west and gradually rises towards Upper 

Wanborough in the east. 

3.3 Construction works are currently underway in the south-western corner of the Appeal 

Site for a new roundabout junction which forms part of the Southern Connector Road 

(SCR) for the New Eastern Villages (NEV). 

Landscape Surroundings to the Appeal Site 

3.4 The Appeal Site is located to the east of Swindon, to the west of Wanborough 

(comprising Upper and Lower Wanborough) and to the south of Wanborough Marsh.  

3.5 Pack Hill lies to the immediate south of the Site and The Marsh lies to the immediate 

west. The A 419 lies to the west of the Site (at a distance of 225m at its closest point) 

and the Commonhead Junction is approximately 450m to the south-west of the Site. 

3.6 Warneage Wood is located to the north-east of the Site and Manners Wood (also 

known as Pack Hill Wood) lies to the south of the Site.  

3.7 A residential dwelling, Applegate House is adjacent to the west boundary of the Site.  

Consented Future Development within the Context of the Appeal Site 

3.8 An application for a new Southern Connector Road (SCR) between Common Hill 

roundabout on the A419 and the New Eastern Villages was approved by SBC on 23rd 

December 2019.  

3.9 The SCR will be a new 7.3 metre wide single carriageway road, approximately 2.5km in 

length, with a shared cycle/footpath on the west side and footpath on the east side. 

Proposals include a new three-arm roundabout junction with street lighting on land to 

the north of Pack Hill. A majority of the route alignment is raised above ground level by 

between 0.6m and 1.2m. New woodland, hedgerow and tree planting is proposed 

around the roundabout and along the length of the route.  

3.10 The Appeal Site is located approximately 0.5km to the south of the New Eastern 

Villages (NEV) Strategic Allocation boundary.   

Planning Designations and Landscape Value 

3.11 The Appeal Site is not covered by a landscape designation at national or local level. 



 

 

3.12 Land beyond Pack Hill, to the south of the Appeal Site forms part of an area designated 

as the North Wessex Downs Area of Outstanding Natural Beauty (AONB).  

3.13 The setting of the AONB is not a defined area. However, both parties agree that the 

Site does form part of the setting to the AONB.  

3.14 The north western extent of the site is located in a designated non-coalescence area 

(NC3 NEV) (confirmed in para 4.9 of the OR). 

Landscape Character Context  

National Landscape Character Assessment  

3.15 At a national level, the National Character Area (NCA) Profiles prepared by Natural 

England, provide a high level overview of landscape character in England. Within this, 

the Site is located within NCA108: the ‘Upper Thames Clay Vales’ and close to the 

boundary of NCA116 ‘Berkshire & Marlborough Downs’.  

County Landscape Character Assessment 

3.16 Within The Wiltshire Landscape Character Assessment (Land Use Consultants, 2005), 

the Site falls within Landscape Type (LT) Rolling Clay Lowland and the Landscape 

Character Area: ‘LCA 11A: Swindon-Calne Rolling Clay Lowland’. 

AONB Landscape Character Assessment (CDJ-3) 

3.17 The Site lies outside the area covered by the North Wessex Downs AONB Integrated 

Landscape Character Assessment (Land Use Consultants, 2002). The following 

character areas fall within the landscape context of the Site and are of relevance to this 

appeal: 

• Area 6C Wanborough Vale – extends south up to Pack Hill and is the closest 

character area to the Appeal Site; 

• Area 5F Liddington – Letcombe Open Scarp – lies to the south and east of Area 

6C and comprises the scarp slope; 

• Area 5B Chiseldon-Wanborough Plain – lies to the south and east of Area 5F and 

is an area of open, arable landscape; and, 

• Area 1A Marlborough Downs – a large character area of rolling downland which 

lies to the south of area 5B. 

Swindon Borough Council Landscape Character Areas SPG (CDG-9) 

3.18 Within the Borough Landscape Character Assessment, all but the eastern corner of the 

Site falls within the Vale of White Horse character area. The remainder of the Site falls 

within the Scarp character area.  

3.19 The following character areas fall within the landscape context of the site: 



 

 

• Down Plains; 

• High Downs; and, 

• Mid-Vale Ridge 

Visual Context  

Visual Receptors and Key views towards the Appeal Site 

3.20 The principal (but not exclusively) visual receptors who could be affected by the 

proposals are : 

3.21 Residential properties 

3.22 Users of Public highways to include : 

• Pack Hill; 

• The Marsh; 

• Church Road, Upper Wanborough; 

• A419; 

• Ham Road; and 

• The Ridgeway (road). 

3.23 Users of Public rights of way to include: 

• Footpaths within the Site (WA6, 7, 8 and 21) ; 

• Footpaths west of The Marsh (WA8 and 22); 

• Footpaths between Upper Wanborough, Lower Wanborough and The Marsh 

(WA7, 8, 9 and 19); 

• Footpath between Purley Road and Pack Hill (WA5 and LN5); 

• Public footpath between Medbourne and Glebe Farm (LN4); and 

• Liddington Hill public rights of way and permissive paths (LN18, 21, CH36 and 

CH39). 

3.24 Users of publicly accessible open spaces to include : 

• Warneage Wood; and 

• Pack Hill (Manners) Wood. 



 

 

3.25 Representative viewpoint locations were agreed with SBC as part of the EIA scoping 

exercise. These are:  

Table 3.1: Agreed Representative Viewpoints 

Representative 

Viewpoint 

Location 

RV1 View east along Pack Hill 

RV2 View east from The Marsh 

RV3 View south east from The Marsh (close to Marsh Farm) 

RV4 View south‐west from Warneage Wood 

RV5 View west from public footpath between Upper Wanborough and 

Warneage Wood 

RV6 View west from public footpath between Upper Wanborough and 

the Site 

RV7 View west from Church Road, Upper Wanborough 

RV8 View west along Pack Hill 

RV9 View east from middle section of Pack Hill 

RV10 View north from Ham Road Liddington 

RV11 View north from northern edge of Liddington 

RV12 View north from public footpath on the edge of Medbourne 

RV13 View north from Liddington Hill 

RV14 View north from edge of Badbury village 

RV15 View north from Ridgeway (Road) 

RV16 View north from public right of way within field to the south of 

Pack Hill 

 

 

 



 

 

4. Agreed Matters  

4.1 The Council’s objection to the proposed development which relates to landscape and 

visual matters is set out in RfR 2, 3 and 4 and relates to the following issues: 

 impact on the rural countryside and local landscape character; 

 impact on the character of Upper Wanborough; 

 harm to the visual amenity of the area; 

 failure to integrate with the New Eastern Villages; 

 failure to protect, conserve or enhance the character, diversity and local 

distinctiveness of the existing landscape setting including the North Wessex 

Downs AONB 

 failure of the proposed mitigation measures to overcome the identified harm; 

4.2 In the context of the above, the following matters in relation to the Appeal are agreed. 

Impact on landscape character 

4.3 The Proposed Development would have an adverse impact on the character of the Site. 

4.4 The nature and extent of harm to the character of the surrounding area is a matter of 

dispute. 

Impact on views 

4.5 The Proposed Development would have an adverse impact on views from public rights 

of way within the Site.  

4.6 The nature and extent of harm to views from the surrounding area is a matter of 

dispute. 

 



 

 

5. Matters in dispute 

5.1 The matters of dispute between the Appellant and the LPA which relate to landscape 

and visual matters are set out below. 

5.2 Whether the Site is a Valued Landscape. 

5.3 The contribution of the Site to the landscape setting of Wanborough.  

5.4 The contribution that the Appeal Site makes to the landscape and scenic beauty of the 

AONB and its special qualities.  

5.5 The harm to the AONB and its special qualities that would arise from the proposed 

development.  

5.6 The extent of visibility of the Site. 

5.7 The harm to visual amenity arising from the proposals.  

5.8 The harm to landscape character generally. 

5.9 The extent to which the proposals would result in actual or perceived coalescence of 

the NEV and Wanborough. 

5.10 Whether the changes to views from surrounding residential properties would be 

harmful to the residential amenity of the properties. 

5.11 The appropriateness and efficacy of proposed mitigation measures. 

 

 

 

 

 

 

 

 

  



 

 

6. Declaration 

6.1 This Statement of Common Ground is agreed by Turley on behalf of the appellant and 

Swindon Borough Council.  

 

Signed on behalf of Wasdell Properties Ltd 

 (Cat White, Turley) 

……………………………………………………………………………………………………………………………………….  

 

Signed on behalf of Swindon Borough Council: 

 

……………………………………………………………………………………………………………………………………….  


