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Character and Appearance  

Statement of Common 

Ground 

Outline planning application for the construction of up to 65 

dwellings together with associated works and access  

 

Land at Lower Road, Milton Malsor, Northamptonshire  

LPA ref: S/2020/0599/MAO 

Planning Inspectorate ref: APP/Z2830/W/21/3269904 

 

1.0 INTRODUCTION 

1.1.1 The proposed development is “Outline planning application for the erection of up 

to 65 no. dwellings with associated works and access.” The application was 

submitted in outline form with all matters reserved other than means of access. 

The drawings for which the Appellant seeks planning permission are as follows: 

• Location Plan, received by the Local Planning Authority on 16th April 2020; 

and 

• Drawings contained within Appendix 2 to the Transport Note prepared by 

Croft/Eddisons Transport Planning & Design. 

1.1.2 A Landscape and Visual Impact Assessment (March 2020) accompanied the 

planning application. Hereinafter this is referred to as ‘LVIA’.  Appendix A of the 

LVIA has been superseded by Parameter Plan (PARAM01 dated 20/08/20). The 

Council’s decision is based on PARAM01.  

1.1.3 The densities of 26 dph (net) and 12.7 dph (gross). shown on the Parameter Plan 

(which will be conditioned) are acceptable.  

1.1.4 The addendum to Planning Statement (August 2020) includes Appendix EP 1: a 

letter dated 28 August 2020 by Viridian Landscape Planning. 

1.1.5 An Arboricultural Report was prepared by AWA Tree Consultants in January 2019. 
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1.1.6 For the purpose of examining the impact of the proposal on the character of the 

area, both parties will refer to the LVIA and the Parameter Plan (PARAM01 dated 

20/08/20) amongst other documents.  

 

2.0 MATTERS AGREED 

2.1 Policy 

2.1.1 Development plan policy cited in the reasons for refusal, and which are relevant to 

character and appearance issues are:  

• West Northamptonshire Joint Core Strategy, December 2014: policy R1 

parts b and e; and 

• South Northamptonshire Local Plan (Part 2), July 2020:  policy SS2. 

Relevant parts of policy SS2 are 1a (where it reads ‘…and does not result in 

the unacceptable loss of undeveloped land, open spaces and locally important 

views of particular significance to the form and character of a settlement’), 1b, 

1d and 1p.  

2.1.2 WNJCS Policy S1D (1) is also relevant where it refers to character issues.  

2.2 Location 

2.2.1 The appeal site is located adjacent to and outside the settlement confines of the 

north-eastern part of Milton Malsor. The site is greenfield and, in planning terms, 

located in open countryside. 

2.2.2 Milton Malsor is located south-west of Northampton and within the administrative 

boundary of West Northamptonshire. 

2.2.3 The West Coast Main Line Railway runs to the east of the site, 800m beyond which 

is the M1 Motorway.  

2.2.4 The site is bounded to the: 

• south by residential development on Stockwell Road and Stockwell Way, a 

few trees and an outgrown hedge 4.5m high at the eastern end, beyond 

which is an open field;   

• east by the metal fencing and a sparse intermittent hedge along the 

railway;  

• to the north by a clipped hedge 1.5m high for most of its length, with a few 

trees and a section of hedge 3.0m high at the eastern end; and   

• to the west by a clipped hedge 2.0m high for most of this boundary along 

Lower Road. 

2.2.5 There are no watercourses on or immediately adjacent to the site. 
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2.2.6 To the immediate south-west of the site is largely mid to late C20th residential 

development, beyond which is the historic core of the village, including the 

Conservation Area with its curving streets and characteristic open paddocks that 

provide a setting to the medieval Church of the Holy Cross. Approximately 1.3km 

to the north and beyond the M1 is the southern edge of the suburbs of 

Northampton.      

2.2.7 The site is not within any national designation, such as an Area of Outstanding 

Natural Beauty, or more local designation such as a Special Landscape Area or 

Green Gap.  

2.2.8 The site is not within a Conservation Area; the nearest is in the village centre, 80m 

from the site at its nearest point.  Collingtree Conservation Area lies approximately 

1.1km to the east and the Grand Union Canal Conservation Area 1.2km to the 

west.  

2.2.9 Listed Buildings within 1.5km of the site are shown on Figure L2: Landscape 

Planning Context from the LVIA. There are no Listed Buildings within or adjacent 

to the site. The nearest are Stockwell Farmhouse (Grade II), 80m south-west of the 

site, and the Church of the Holy Cross (Grade II*) and associated chest tombs 

230m south of the site. 

2.2.10 There are no Scheduled Monuments, Open Access Areas, areas of Common Land 

or Ancient Woodland on the site or within the study area.     

2.2.11 The site is not listed in the Register of Historic Parks and Gardens and there are 

no registered parks or gardens in the study area. 

2.2.12 The site is not within a valued landscape. 

2.2.13 Public rights of way are shown on LVIA Figure L2: Landscape Planning Context. 

None cross the site. Local footpath KX10 runs roughly west from the M1 to the 

railway, south of the site. To the west of the railway, it divides into footpaths KX10 

and KX12 to cross the field south-east of the site. To the north-west of the site, 

footpath KX1 runs to the east of the A43 before crossing the M1.  

2.2.14 The study area does not include any part of the National Cycle Network nor any 

National Trails.   

2.2.15 Rail Central and Northampton Gateway are two proposed and adjacent Nationally 

Significant Infrastructure projects, to the south and south-east of Milton Malsor 

respectively, as shown on LVIA Figure L2. Northampton Gateway was granted 

consent on 10 October 2019. The application for Rail Central was withdrawn on 23 

October 2019.  

2.2.16 The Sustainable Urban Extension (SUE) shown on LVIA Figures L2 and L5 lies to 

the north-east of the site, beyond the railway and immediately east of the M1. A 

planning application has been received for development of the first parcel of land 

for 349 dwellings.   
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2.2.17 Approaches to Milton Malsor from the west and north are along Gayton Road and 

Towcester Road.  

2.3 Site description 

2.3.1 The site comprises a largely featureless rectilinear and sloping field, just less than 

5.1ha in extent, situated between Lower Road and the railway line. There are no 

buildings on the site, with mainly trimmed boundary hedges to the north and west 

(as shown on LVIA Viewpoint 3) and sections of outgrown hedge along the eastern 

parts of the northern and southern boundaries (as shown on LVIA Site Character 

Photograph A and B respectively).  

2.3.2 The Arboricultural Report identified a total of 11 individual trees and 7 groups on 

and immediately adjacent to the site, as recorded on a Tree Constraints Plan and 

schedule detailing tree species, sizes and condition.  

2.3.3 The site is enclosed along most of its western boundary by a managed hedge (G1), 

comprising mainly hawthorn, approximately 2.0m high. This continues along 

almost all of the northern boundary as G2 at 1.5m high and, beyond a gap, as G3 

at 3.0m high (see LVIA Site Character Photograph A). Towards the eastern end are 

two small field maples (T4 and T5) and a larger ash (T6) 11m high. 

2.3.4 Vegetation is sparse along the eastern boundary (see LVIA Site Character 

Photographs A and B), comprising two hawthorn trees (T7 and T9) and a small 

group of hawthorns (G8) at the northern end, and a length of partially managed 

hawthorn hedge 2.5m high in the central part of the boundary. 

2.3.5 Along the southern boundary are six small trees and a small hawthorn group 

(G46) ranging from 3m to 7.5m high. Towards the eastern end of this boundary is 

a previously managed but now outgrown hawthorn and blackthorn hedge (G43) 

approximately 4.5m high (see LVIA Site Character Photographs A and B). 

2.3.6 Some of the rear gardens and elevations of residential properties on the northern 

edge of Milton Malsor are partially screened by mature garden trees and shrubs 

but others are clearly visible especially towards Lower Road. The end of these 

gardens constitute the boundary of the settlement confines of Milton Malsor.  

2.3.7 The appeal site has no trees within it, and there are few trees in the boundary 

hedges. Owing to the low hedge along the northern boundary, the site is 

effectively open to the adjacent countryside, which has largely open fields with low 

boundaries.  

2.3.8 As shown on LVIA Figure L1: Topography, from the LVIA, the site is at an elevation 

of approximately 75m AOD at its western end, rising to just over 85m AOD at its 

north-eastern corner. Beyond the site, the land rises to a high point of 89m AOD 

east of the railway. To the south-east of the village, a ridge running north-south 

forms the highest ground in the study area at 95m AOD.       
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2.4 Landscape Character and Landscape Sensitivity Studies 

2.4.1 In the Current Landscape Character Assessment (LCA), produced by 

Northamptonshire County Council, the site is in the eastern part of Landscape 

Character Type 13: Undulating Hills and Valleys, of which the key characteristics 

relevant to the site and its context are:  

• Extensive undulating and productive rural landscape stretching across the west 

of the county; 

• cohesive and recognisable unity of character despite scale and extent… 

• mixed farming predominates across the landscape… 

• hedgerow trees, within the strong hedgerow network, contribute to the 

perception of a well treed landscape… 

• numerous villages linked by winding country lanes contribute to rural character. 

• communication routes and urban influences and infrastructure have, where 

present, eroded local rural landscape character… 

2.4.2 The site falls within the eastern tip of Landscape Character Area 13b: Bugbrooke 

and Daventry which extends from the southern edge of Northampton to west of 

Daventry. The description for this area includes on pages 136 and 137:  

• Land cover in the area is a combination of both arable and pastoral farmland 

in fields of varying size… 

• There is, however, a predominance of improved pastures with grazing cattle and 

horses surrounding the settlements dispersed through the character area… 

• A number of well treed field boundaries also contribute to the overall woodland 

cover and often emphasise the undulating landform… 

• Views along the undulations are generally long and open, although landform 

and vegetation frequently limit more extensive, panoramic views… 

• The landscape is well settled… Smaller settlements have both a linear and 

clustered form. 

2.4.3 On Figure 24 of the Northamptonshire Landscape Sensitivity and Green 

Infrastructure Study, Milton Malsor village is shown as of medium Landscape and 

Visual Sensitivity within Area 3, whereas the land just outside the north-eastern 

side of the village, where the site is located, is of low sensitivity, although there are 

no definitive boundaries between categories which merge one into another. It is 

reasonable to assume that the site is in a medium to low sensitivity area, although 

the text does not use such a categorisation for this part of Area 3. 
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2.4.4 The Milton Malsor Conservation Area Appraisal (January 2015) describes the 

village in these terms: 

• The post war years saw a number of small housing developments around the edge of 

the village, which has been exacerbated by the proximity to Northampton…The larger 

housing developments which have grown up in the last 50 years are primarily located 

to the north of the village and do not affect the historic core significantly. They are not 

included in the conservation area. (page 12) 

• The form of Milton Malsor is clustered in shape with no precise road pattern, 

although on the whole the roads tend to be curvilinear, creating closed views in the 

village. (page 14). 

• Open spaces, trees, hedges and other natural features represent essential elements 

which help us understand the development and significance of the settlement, 

contribute to its special character and help define its setting. (page 15). 

• Milton Malsor is defined by its open pastures and paddocks…. the whole village [has] 

a rural character despite its proximity to Northampton. (page 15).  

• Modern growth of the village has led to a fairly sizeable stock of post war estate 

housing, mainly in buff and brown brickwork with concrete roofing. The majority of 

this lies on the outreaches of the village and therefore does not have a significant 

impact on the conservation area…(page 19) 

• The conservation area does not include the modern development to the North, nor 

does it include the modern developments within the core of the village, as it is felt that 

these do not make a positive contribution to the historic character of the area, due to 

inappropriate materials and design. (page 23) 

• The open spaces in Milton Malsor are a defining characteristic of the whole 

conservation area. The large open paddocks which separate the built up core of the 

village from the church create significant views and provide distinctions between 

various character areas. On the whole development on these open spaces should be 

avoided. Efforts should be made to retain the large open spaces to enhance the 

character and appearance of the conservation area. (page 31)- 

2.5 Views  

2.5.1 There are no published or designated key views within the vicinity of the site, and 

the site does not fall within any designated key views. 

2.5.2 As a result of the appellant’s desktop study and site work, appropriate 

representative viewpoints have been selected as shown on the LVIA Visual Effects 

Table at Appendix C.  

2.5.3 The only publicly available views of the site comprise a number of local views 

(which are views under 0.5km away from the site boundary) and one medium 
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distance view (0.5km to 1km away). No long-distance views (more than 1km away) 

were found. The site has limited visibility from the wider landscape, largely as a 

result of gently sloping landform, the hedges on or adjacent to the site and in the 

wider landscape, and development around the edge of Milton Malsor.  

2.6 Mitigation and enhancement 

2.6.1 The Parameters Plan shows indicative landscaping that reduces the visual impact 

of the proposed development, compared with no landscaping at all. At Reserved 

Matters, detailed proposals will include a Landscape Management Plan  to ensure 

the ongoing maintenance, enhancement and stewardship of landscaping on the 

site. 

2.6.2 The proposals would retain and enhance the existing boundary hedgerows and 

trees, with the exception of partial removal of G1 to facilitate vehicular and 

pedestrian access into the site off Lower Road. 

2.6.3 The proposals provide accessible open space on the site.  

2.7 Landscape and Visual Impact Assessment 

2.7.1 The LVIA is based on the principles of the Guidelines for Landscape and Visual 

Impact Assessment: Third Edition (GLVIA3) (Landscape Institute, IEMA, 2013). 

2.7.2 The LVIA methodology is appropriate and correctly applied.  

2.7.3 The LVIA correctly determines the value and sensitivity of landscape and visual 

receptors.  

2.7.4 Of the six viewpoints, three of which have two or more receptor groups, adverse 

visual effects on Viewpoints 1, 2, 5 and 6 are assessed as Not Significant. 
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3.0 MATTERS NOT AGREED  

3.1.1 The degree of harm to the intrinsic character and beauty of the countryside 

including:  

• to the ‘Bugbrooke and Daventry (13b)’ Landscape Character Area;  

• to the character and setting of Milton Malsor; and  

• to the site. 

3.1.2 The degree to which the appeal site contributes positively to the character of 

LCT13 and LCA 13b and which key characteristics of LCT13 and LCA 13b the site 

displays. 

3.1.3 Whether Lower Road from its junction with Towcester Road is, in character terms, 

part of the settlement or the approach to the settlement. 

3.1.4 The role of the appeal site in the character and setting of the village of Milton 

Malsor. 

3.1.5 Whether the indicative landscape proposals will integrate the development into 

the landscape and the village.  

3.1.6 The nature of the boundary of the settlement along the northern edge of Milton 

Malsor, adjacent to the site. 

3.1.7 The baseline description in the Visual Effects Table for Viewpoints 3 and 4 

addressing the type and relative numbers of receptors likely to be affected and 

the overall magnitude of change. 

 

 

Signed                              Date: 7th June 2021 

on behalf of the appellant  

 

 

Signed                 A D Murphy   Date: 7th June 2021 

on behalf of West Northamptonshire Council  


