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1.0 INTRODUCTION AND SCOPE OF EVIDENCE 

Personal Details 

1.1 My name is Nigel Wakefield. I am managing director of Node Urban Design Ltd, urban 
design, landscape and heritage practice.  I am a qualified planner, landscape architect and 
urban designer.  

1.2 I have over 30 years’ experience of providing urban design, masterplanning and landscape 
services on an extensive range of residential and mixed-use developments across the UK. 
This has included production of masterplans, design and access statements, design codes, 
landscape/townscape visual impact assessments, and landscape and public realm design. I 
own and run an accredited Landscape Institute practice employing landscape architects, 
urban designers and heritage consultants. I am a Built Environment Expert (BEE) for 
CABE/Design Council UK and sit on several design review panels. I am an experienced 
design and landscape witness.  

1.3 Node acts as a consultant to public and private sector clients including local authorities, 
developers, house builders, universities and landowners. 

Scope of Evidence 

1.4 Planning permission for the erection of 63 dwellings with associated access, landscaping, 
open space and drainage infrastructure. (Outline – access to be considered) was refused on 
8th June 2021.  The application had been recommended for approval by officers before 
being refused by Planning Committee. 

1.5 Permission was refused for the following reason:  

The development due to its location in the open countryside, would be harmful to the 
character and appearance of the area and diminish the enjoyment users derive from the 
area especially in relation to important view 1 and vista 11 as identified in the Market 
Bosworth Neighbourhood Plan. The development would therefore have a significant adverse 
effect on the intrinsic value, beauty and open character of the countryside which should be 
safeguard first and foremost from unsustainable development and on important views and 
vistas. The development is therefore contrary to Policy DM4 Safeguarding the Countryside 
and Settlement Separation of the Site Allocations and Development Management Policies 
DPD July 2016 and Policies CE3 Important Views and Vistas and CE5 Landscape of the 
wider Parish of the Market Bosworth Neighbourhood Plan 2014 and this harm would 
significantly and demonstrably outweigh the benefits when considered against the 
framework as a whole. 
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1.6 Node were appointed by Hinckley and Bosworth Borough Council in September 2021 to 
prepare a landscape proof of evidence in respect of the appeal against refusal of permission. 

1.7 My evidence addresses the reason for refusal as set out above and the Inspector’s Main 
Issue 1: The effect of the appeal proposal on the character and appearance of the area, with 
particular regard to ‘view 1’, ‘vista 11’ and public footpath S70/1. 

1.8 I am familiar with the site in question, having reviewed all relevant background information 
and undertaken field surveys between September and November 2021.  

1.9 Mr Jonathan Weekes provides evidence on all planning matters, including development plan 
and the planning balance. 

1.10 My evidence is structured as follows: 

• Chapter 2 – Policy Framework 

• Chapter 3 – The Proposed Site: Local Context and Character 

• Chapter 4 – Planning History and Application 

• Chapter 5 – Landscape Baseline Appraisal 

• Chapter 6 – Appraisal of Landscape Effects 

• Chapter 7 – Appraisal of Visual Effects 

• Chapter 8 – Summary and Conclusions 

1.11 Supporting plans, background documents and visual assessments are included in a 
separate appendix, as follows: 

 

• Appendix 1  - Market Bosworth morphology plan/ aerial 

• Appendix 2 - Viewpoint location plan 

• Appendix 3  - Visual impact assessment 

• Appendix 4 - Market Bosworth Neighbourhood Plan – Views and Vistas Plan 

• Appendix 5 - Field of view for viewpoint 1 and vista 11 

 

1.12 The landscape proof of evidence which I have prepared and provide for this appeal is true to 
the best of my knowledge and belief. I confirm that the opinions expressed are my true and 
professional opinions.  
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2.0  POLICY FRAMEWORK 

 

The National Planning Policy Framework 
2.1 Chapter 15 of the National Planning Policy Framework (revised July 2021) is entitled 

‘Conserving and enhancing the natural environment.’. Paragraph 174 provides (so far as 

relevant):  

Para 174. 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;  

 

Paragraph 130 further provides (again so far as relevant): 

 

130. Planning policies and decisions should ensure that developments: 

a) will function well and add to the overall quality of the area, not just for the short term but 

over the lifetime of the development; 

b) are visually attractive as a result of good architecture, layout and appropriate and effective 

landscaping; 

c) are sympathetic to local character and history, including the surrounding built environment 

and landscape setting, while not preventing or discouraging appropriate innovation or 

change (such as increased densities); 

 

Hinckley and Bosworth Site Allocations and Development Management Policies DPD 
July 2016 

Policy DM4: Safeguarding the Countryside and Settlement Separation 

2.2 Policy DM4 provides: 
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“To protect its intrinsic value, beauty, open character and landscape character, the countryside 

will first and foremost be safeguarded from unsustainable development. Development in the 

countryside will be considered sustainable where: 

a) It is for outdoor sport or recreation purposes (including ancillary buildings) and it can be 

demonstrated that the proposed scheme cannot be provided within or adjacent to 

settlement boundaries; or 

b) The proposal involves the change of use, re-use or extension of existing buildings which 

lead to the enhancement of the immediate setting; or 

c) It significantly contributes to economic growth, job creation and/or diversification of rural 

businesses; or 

d) It relates to the provision of stand-alone renewable energy developments in line with 

Policy DM2: Renewable Energy and Low Carbon Development; or 

e) It relates to the provision of accommodation for a rural worker in line with Policy DM5 - 

Enabling Rural Worker Accommodation. 

and: 

i)  It does not have a significant adverse effect on the intrinsic value, beauty, open 

character and landscape character of the countryside; and 

ii)  It does not undermine the physical and perceived separation and open character 

between settlements; and 

iii)  It does not create or exacerbate ribbon development; 

iv)  If within a Green Wedge, it protects its role and function in line with Core Strategy 

Polices 6 and 9; and 

v)  If within the National Forest, it contributes to the delivery of the National Forest 

Strategy in line with Core Strategy Policy 21”. 

 

Market Bosworth Neighbourhood Plan (September 2015) 
2.3 The Neighbourhood Plan’s paragraph 1.3 states, ‘Market Bosworth has been described as 

‘the Jewel in the Crown of the Borough’. Set in a rural environment, it is one of the smallest 

towns in England. As detailed in Section 2, the needs and aspirations of those that live in, 

work in and visit this historic town have to be reconciled with competing pressures from 

multiple sources.’ 
 

2.4 The Neighbourhood Plan then states that it aims to minimise the potential adverse effects of 

development which might impact on: 
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1. Landscape and biodiversity by ensuring that new development is sensitively located and 

takes account of indigenous wildlife and local green infrastructure networks 

2. The loss of greenfield land to development by incorporating previously used land into 

allocations wherever possible 

3. The overall character of the Neighbourhood Area by clearly identifying the natural and 

built features, heritage and cultural development that should not be spoiled by obtrusive 

development 

 

2.5 Paragraph 6.1 states ‘The setting of Market Bosworth is considered to be its most striking 

characteristic. Located at the top of a hill and bound in all directions by a mature wooded 

landscape, parkland and farmed countryside with green fingers of land penetrating in 

towards the market place, the settlement is hidden from view except for an occasional 

glimpse of the spire of St Peter’s Church. The combination of natural landscape and 

parklands provides dramatic approaches into Market Bosworth as the centre appears 

unexpectedly with a sharp transition from rural to built form.’ 
 
Policy CE3: Important Views and Vistas 

2.6 Policy CE3 states: “Development that harms important views into or vistas out of Market 

Bosworth will be resisted. The location and direction of these views and vistas are indicated 

on the Views and Vistas map and described in Section 6.1p 

New development will not be supported if it has a significantly adverse impact on an 

important view or vista.” 

 

Policy CE5: Landscape of the wider parish 
2.7 Policy CE5 then states: “In the open countryside outside the settlement boundary, new 

development will only be permitted 

a. where it contributes to the local economy 

b. for the re-use or extension of an existing building or 

c. for sport or recreation or 

d. For new dwellings in the circumstances identified in paragraph 55 of the Framework. 

In all cases development will only be permitted where it does not cause harm to the 

landscape or biodiversity of the countryside that cannot be effectively mitigated.” 
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Important Views and Vistas 
Important View 1 

2.8 The Proposals Map on p23 illustrates the broad locations of Important Views and Vistas, 

however the exact nature of the Views and Vistas is then explained in Section 6, using both 

text and photographs, before a further Map on page 34 entitled: “Views, Vistas and 

Landscapes”, which I shall return to below. I shall use the shorter form “View 1” and “Vista 

11” below, although Policy CE3 designates each as “Important View 1” and “Important Vista 

11”. 

 

2.9 Para 6.1p states, ‘Approaching Market Bosworth from the west along the B585 the 

predominant focus of this view is a wooded area at the top of the hill. Either side of the road 

are expansive views mainly of open countryside over the hedged roadside. As the hill rises 

up to the canal and railway bridges, Bosworth Marina and the canal side residential 

development can be seen surrounded by fields and wooded areas. The view continues on 

past the grassed fields and grazing pasture fronting the Kyngs Golf and Country Club on the 

left, to a wooded area at the top of the hill. This view is important because it shows how 

close the countryside is to the built form of the village and the fact that the settlement sits on 

an open wooded hilltop.’ 

 

2.10 On p.29 a photograph of the view showing the site and open wooded hilltop is included 

adjacent to the text. 

 

2.11 The text below on p.31 notes: “ It is important to note that the significance of any view 

cannot be realised in text and images. Seasonal changes as well as exact location can 

significantly impact on the focal point of the vista.” 

 

Important Vista 11 
 

2.12 Section 6.1q states, ‘Standing on Station Road pavement at the junction with Godsons Hill 

the vista starts with housing on the west side enclosed by trees, turning northwards to 

mature trees and wooded areas stretching across the golf course the land undulates with 

fields and woods to the horizon. Turning east across grazing land which rises up to woods 

with a couple of dwellings on the edge to the right. This vista is important because it gives 

extensive views of north west Leicestershire.’ 
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2.13 On p.32 a photograph of the view showing the site from Station Road is located away from 

the junction with Godsons Hill on the footway on the opposite side of the road. 

 
 

2.14 The text below on p.33 notes: “ It is important to note that the significance of any vista 

cannot be realised in text and images. Seasonal changes as well as exact location can 

significantly impact on the focal point of the vista.” 

 

2.15 The Views, Vistas and Landscapes Map on p.34 shows View 1 as a dashed red line along a 

significant length of Station Road (from the roundabout in the west up to the edge of the 

wood/settlement boundary in the east).  

 

2.16 Vista 11 has been illustrated  to the left of the access road to the former golf course, despite 

the description in 6.1q on p. 29. 
 

2.17 The approach to the interpretation of the Neighbourhood Plan policy text is addressed in Mr 

Weekes’ Proof. I have had regard to his approach. It is to be recalled that this is a 

Neighbourhood Plan drawn up by the community, and accordingly whilst it is not drawn up in 

exactly the same way as a development plan document or a supplementary planning 

document, the intention and effect of the policy is clear.  

 

2.18 In short, the MBNP Maps on pages 23 and 34 should be read alongside the text and 

photographs.  
 

2.19 Dealing with these in order, View 1 is considered to reflect a continuous view experienced 

along the length of Station Road, looking up towards the western edge of the settlement 

boundary, including across the Appeal Site. This view is not fixed at one point (like a Vista), 

but reflects the kinetic experience of driving or walking along Station Road back into Market 

Bosworth. This approach is reflected in the wording of a number of the other Views 2 to 9 on 

the subsequent pages. 
 

2.20 This is supported by the consultation version of the Neighbourhood Plan 2014 which has the 

following note at the bottom of page 28: 

 
“Note: A view follows the line of an arrow shown on the Views, Vistas and Landscape Map 

(Page 26) towards Market Bosworth and a vista, denoted by a blue profile eye symbol to 
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identify the location of the observer looking out from Market Bosworth. The arrows and eye 

symbols are indicative, many of the views and vistas are extensive and remain significant as 

the precise view changes with position along the arrow.” 

 
2.21 As to Vista 11, it is agreed that this is a view from a fixed vantage point. It is further agreed 

that this should be taken from the junction of Godson’s Hill and Station Road on the 

pavement (as described in Section 6.1). The Council differs from the Appellant in observing 

that  the MBNP explains in section 6.1 that this is a wide vista which stretches from housing 

to the west to the spinney to the east to protect extensive views of North West 

Leicestershire. This is also clear from the wide angle of Vista 11 displayed on page 34. The 

Appellant appears to have wrongly interpreted it as a narrow vista, capable of being 

restricted between the new housing within the proposed development and the woodland 

spinney to the east. That  does not reflect the intention of the MBNP to protect extensive 

views of open countryside. 
  

2.22 As drawn, Vista 11 is at least as wide as a number of Vistas that are recorded as being 180 

degrees under 6.1q, e.g. Vistas 10 and 12. 
 

2.23 It should also be noted that the text and photograph would suggest that the vantage point 

should be located on the northern pavement. The viewer is therefore several metres closer 

to the field edge. However, the extent of divergence with that depicted: which appears to be 

from the middle of the road or just south of the road, i.e. directly to the left of the junction of 

Godson’s Hill is more limited than the issue identified above.  
 

2.24 This is explored in more detail in Chapter 6 of this Proof of Evidence.   
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3.0    THE PROPOSED SITE: LOCAL CONTEXT AND CHARACTER 

Context and Land Use   

3.1 Market Bosworth is a market town located approximately 8 miles north of Hinckley in 

Leicestershire. It is situated on a hill/ plateau at a height of 130 m A.O.D at its highest point 

around St Peter’s Church and Market Bosworth Country Park. The core of the Town Centre is 

a conservation area with numerous listed buildings. The majority of Market Bosworth lies 

between the 115 m – 130m contour. 

3.2 The historic pattern of the town is of a compact core focused on the Market Place. It then 

developed along four key radial routes as follows: 

• Barton Road to the north 

• Bosworth Road to the east 

• Shenton Lane to the south  

• Station Road to the west (adjacent to the Appeal Site) 

3.3 The pattern of development along these radials is an important landscape feature, reflected in 

the Neighbourhood Plan’s policy framework. All of the radials entering the village have most 

of the development situated on only one side of the road with open space and rural landscape 

character on the other side of the road. This is characteristic of Barton Road, Bosworth Road, 

Shenton Lane and the location of the site itself along Station Road. (See aerial plan showing 

morphology of village in Appendix 1). This openness is a key characteristic at Station Road 

and in the other three routes. The removal of this through the construction of development on 

the northern side of Station Road would erode this rural characteristic on the western gateway 

to Market Bosworth.  

3.4 The site lies outside of the settlement boundary of Market Bosworth on its western edge and 

is identified as countryside on the Borough wide Policies Map (p23). The site comprises of 4.2 

ha of open land/ countryside consisting of three fields currently used for pasture. The boundary 

to Station Road is generally an open post and rail fence with some remnants to the east and 

west of a native hedgerow. The northern and western boundaries are defined by existing 

mature hedgerow with the eastern boundary containing mature trees and a post and rail fence. 

3.5 Beyond the site to the east lie three large residential properties set within large gardens and 

includes Spinney Cottage, Woodlands and Godson Hill Farm and an access track. Woodlands 

has a large gable window with balcony at first floor level which has views across the site and 
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to open countryside beyond. To the east of this a woodland copse and St Peter’s CE primary 

academy. To the north of the site lies open countryside and a former golf course which has 

recently had permission for the construction of a multi- purpose golf clubhouse and six golf 

holiday homes which have been designed to look like an agricultural courtyard. To the south 

of the site lies Station Road with residential and employment uses which are generally set 

back from the road and are screened largely by roadside and frontage planting particularly as 

you travel east along Station Road.  

3.6 On the site itself, there is a pond on the western field which will be removed and replaced with 

a much larger and deeper attenuation basin.   

3.7 The site is not currently publicly accessible and there are no Public Rights of Way running 

through the site but the site does have a publicly accessible pavement along the whole length 

of Station Road appeal site which is 320m in length where all of the site is clearly visible. This 

footpath allows kinetic views along its length as highlighted by both View 1 and Vista 11 In the 

MBNP. Development of this site will therefore be highly visible from Station Road. 

3.8 Finally, in terms of local context, it should be noted that the MBNP identified an alternative site 

for residential/ mixed use development off Station Road to the south which does not impact 

on either View 1 and vista 11. (see proposals map p.23 MBNP – Appendix 4). 

Topography   

3.9 The centre of Market Bosworth village sits on higher ground to the appeal site at 130m A.O.D. 

with woodland, St Peter’s Church and the core of the town centre. This site itself is relatively 

flat at approx. 98- 100m A.O.D before rising more steeply to 115m A.O.D on the eastern 

boundary of the site.  The site is on lower-lying ground than the majority of development in 

Market Bosworth which is mainly between the 115 and 130m contour and is therefore is bring 

development down the slope which will reduce the openness and rural character with 

development in the Market Bosworth mainly on higher ground. 

3.10 The open countryside to the south of Market Bosworth rises to Coton Priory and the public 

footpath to the south to an approx. height of 110m A.O.D. Carlton Village to the north is 

situated at between 102- 120 m A.O.D. 
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4.0  PLANNING AND HISTORY APPLICATION 

4.1 This section considers briefly the planning history and application of the site in reference to: 

• Application Submission and Planning History 

• LUC Consultation Responses  

• Officers Report 

• Kyngs Golf Course Appeal Decision and Grant of Permission 

 

Application Submission and Planning History 

4.2 The relevant planning history on site includes: 

13/00520/FUL  

Erection of 65 dwellings and associated works including 2 no. balancing ponds, formal play 

area space, public open space . Refused and Appeal Withdrawn 11.02.2014 

14/00674/FUL  

Erection of 64 dwellings and associated works including 2 no. balancing ponds, formal play 

area space and public open space (revised proposal) Refused 05.03.2015 

4.3 The current planning application subject to this appeal for outline permission for 63 dwellings 

was recommended for approval by officers but was refused by Hinckley and Bosworth 

Borough  Council at Planning committee on 25th May 2021 as set out in Section 1 of this proof 

of evidence. 

LUC Consultation Responses 

4.4 LUC provided landscape advice during the application process and commented initially on the 

the LVIA for Station Road Bosworth in January 2021 and then produced a file note on the 5th 

March 2021 with further comments on LVIA addendum. 

LVIA Comments (January 2021) 

4.5 A number of key comments were made by LUC on the Appellant’s LVIA as follows: 

Para 3.7 

‘by only considering effects above moderate (that is to say major) to be significant sets a high 

bar. From our review we feel that some of the moderate adverse visual effects identified could 
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be considered significant. For example the visual effects on residents to the south (Godsons 

Hill and Station Road) Associated with the completed development particularly at year 1 of 

operation.’ 

Para 3.8 

‘The viewpoint photography appears to have been taken during the summer months when 

deciduous vegetation is in leaf. It is not clear whether the visual assessment has considered 

the effects during winter months, when deciduous vegetation is out of leaf which would ensure 

the worst- case scenario.’ 

Para 3.11 

‘However, it is not clear to what extent the proposed open space and development set back 

along Station Road would help preserve views along Station Road to a wooded backdrop 

(View 1 of the Neighbourhood Plan); Or what extent the proposed open space or to what 

extent the proposed open space to the east of the site would help preserve views north 

and north-west to open countryside from Station Road and Godsons Hill (Vista 11). 

Therefore, it would be useful for the applicant to provide verified photomontages (for 

example from viewpoint 10 and 14) to test the visibility of the proposed development and 

its impact on the importance of View 1 and Vista 11. It is worth noting that Appendix A2 of 

the Market Bosworth Neighbourhood Plan sets out criteria that was used to assess 

potential housing allocation sites in the village. In regard to the site (site north of Station 

Road) it concludes that development in this location would result in loss of valued view 

and vista and loss of essential character of a wooded hillside surrounded by open 

countryside; and that is would degrade views on approach into the settlement and would 

degrade the landscape character.’  

Para 3.13 

‘… The proposed development would replace open pastoral fields with built develoepmnt and 

so moderate or above effects ,may be expected at site level…’ 

 

4.6 Two verified views were subsequently provided but neither was from viewpoint 10 or viewpoint 

14. Instead the Appellant chose Viewpoint 9 to represent Important View 1 which has more 

intervening vegetation and therefore does not show the worse case scenario or the kinetic 

impact of views as you travel east along Station Road. The verified view to represent Important 

Vista 11 seems to have been taken from the middle of Station Road. 
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LUC LVIA Addendum comments (March 2021) 

4.7 Following receiving the LVIA Addendum LUC made the following comments in Table 1.1 as 

follows: 

The following major and moderate effects have been identified and these should be 

considered as part of the overall planning balance: 

• Major Adverse landscape effects on the Site at Construction; 

• Major Adverse visual effects on residents to the south at Construction;  

• Moderate Adverse visual effects on recreational users of footpath S70/1, users of 

Kyngs Golf and Country Club (future receptor) and transient users of Station Road at 

Construction;  

• Moderate Adverse landscape effects for the Site at Year 1 Occupation;  

• Moderate Adverse visual effects on recreational users of footpath S70/1, users of 

Kyngs Golf and Country Club (future receptor) and residents to the south at Year 1 

Occupation; and  

• Residual Moderate Adverse visual effects on residents to the south at Year 15 

Occupation.  

 

‘For ‘View 1’, photomontage viewpoint 01 demonstrates that the wooded backdrop to the 

existing view would be largely preserved. The TVIA assesses occupation phase effects on 

views available to transient users of Station Road as being Minor Adverse, which seems 

reasonable. ‘ 

4.8 However, that is only considering transient users of Station Road not recreational users  and 

is not based on an verified viewpoint 10 as requested but viewpoint 9. 

4.9 LUC then stated in Table 1.1: 

‘For ‘Vista 11’ photomontage viewpoint 02 indicates that, even with bungalows to the east of 

the site, views towards open countryside to the north-west are almost entirely restricted, 

leaving only a narrow view to the north. Therefore much of the extensive views of north west 

Leicestershire for which vista 11 is considered important would be lost.’ 

4.10 LUC then stated: 



Landscape Proof of Evidence: Station Road, Market 
Bosworth 

 
 

 

 

HIN0691 
November 2021 

16 

“The TVIA assesses occupation phase effects (year 1 and year 15) on views available to 

residents on Godsons Hill and Station Road as being Moderate Adverse. This is based on a 

high sensitivity and medium magnitude of change. However, from our review of the 

photomontage, and based on the Tyler Grange updated methodology and criteria tables, we 

would suggest that the introduction of the proposed development would cause a high 

magnitude of change (i.e. major alteration to the key elements of the baseline view + close 

proximity + long-term/permanent) and would result in a Major Adverse level of effect (i.e. the 

development would be irrevocably visually intrusive and would disrupt fine and valued views 

both into and across the area).” 

4.11 I agree that impact on residents as a receptor from Station Road/ Godson Hill impacts will be 

Major Adverse. 

Officers Committee Report (May 2021) 

4.12 The Officers Committee Report sets out the following: 

• Description 

• Planning history 

• Consultation Reponses 

• Policy Framework 

• Appraisal of Key Issues  

• Planning Balance  

• Conclusion  

• Recommendation  

• Conditions  

4.13 The Report recorded that 17 letters of objection were received during the statutory consultation 

period  with a further 10 received later raising concerns with regard to the impact of 

development inter alia on development in the open countryside , impacts on views and vistas 

etc. 

4.14 Objections were also received from Market Bosworth Parish Council, Market Bosworth 

Neighbourhood Forum and Market Bosworth Society with regard to the impact of development 

inter alia on development in the open countryside, impacts on views and vistas etc. 
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4.15 Of particular relevance to the landscape issues are the following paras in sections 8, 9 and 11 

of the Committee Report which rely on the findings of the appellants LVIA and LUC landscape 

comments: 

Para 8.46 

‘Therefore, it is agreed that the proposal would have major adverse landscape effects on the 

application site at the construction phase. However, this impact would be temporary and would 

reduce to moderate adverse effects at year one occupation. The proposal would have 

moderate adverse visual effects on recreational users of footpath S70/1, users of Kyngs Golf 

and Country Club (future receptor) and transient users of Station Road at construction. 

However, there would be major adverse visual effects on residents to the south at construction 

which would lessen to residual moderate visual effects on these residents at Year 15 

occupation. This would in turn impact on the fine and valued views from Vista 11. Although 

the proposal for bungalows to the east would lessen this impact, LUC has concluded that 

views towards open countryside to the north-west are almost entirely restricted leaving only a 

narrow view to the north.’ 

4.16 Whilst I agree with certain of these comments, my landscape assessment in Chapter 7 

explains that I identify Major Adverse residual effects of proposals on receptors from Station 

Road for recreational users  and from residents on Station Road and Godson Hill. 

4.17 Para 8.49 goes on to state: 

‘Therefore, the proposal would extend built development beyond the settlement boundary of 

Market Bosworth and it is considered that the proposal would result in a moderate degree of 

harm to the character and appearance of the area at Year 1 Occupation which would conflict 

with Policy DM4 of the SADMP. The proposal would also impact on Vista 11 leaving only a 

narrow view of the open countryside to the north in conflict with Policy CE3 of the MBNP which 

seeks to resist new development which has a significant adverse impact on any important 

view or vista.’ 

4.18 I agree that the proposal would leave only a narrow view of open countryside and I set out 

later in my proof that this horizontal field of view is minimal and will significantly impact on the 

appreciation of Vista 11. 

4.19 Para 8.51 goes onto state: 

‘It is therefore considered that the layout proposed in the parameters plan as submitted along 

with the improvements to landscaping and ecology enhancements would reduce the level of 
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harm from the proposal on the wider countryside. Whilst there would be some conflict with 

policy DM4 of the SADMP (2016) and Policy CE3 of the MBNP mitigation measures have 

been incorporated into the scheme to ensure that the development compliments the character 

of the surrounding residential areas  as required by Policy DM10 of the SADMP (2016) and 

advice in the council’s Good Design Guide SPD.’ 

4.20 My view is the level of mitigation proposed does not overcome the impacts of the proposed 

development as the interpretation of the viewing corridors for View 1 and Vista 11 are very 

narrow and planting will not assist in maintaining these views or the openness of the rural 

countryside. 

4.21 The Report continued: 

Para 9.3 

‘The proposal also causes harm to key characteristics of Vista 11 identified within the MBNP 

leaving only a narrow view of the open countryside to the north in conflict with Policy CE3 of 

the MBNP which seeks to resist new development which has a significant adverse impact on 

any important view or vista.’ 

Para 9.10 

‘It has been concluded that the proposal would have major adverse landscape effects on the 

application site at construction phase, however, this impact would be temporary and would 

reduce to moderate adverse effects at year one occupation. The proposal would have 

moderate adverse visual effects on recreational users of footpath S70/1, users of Kyngs Golf 

and Country Club (future receptor) and transient users of Station Road at construction. 

However, there would be major adverse visual effects on residents to the south at construction 

which would lessen to residual moderate visual effects on these residents at Year 15 

occupation. This would in turn impact on the fine and valued views from Vista 11. Whilst there 

is conflict with the strategic policies of the Development Plan only moderate localised 

landscape harm has been identified at Year 15 construction. A new Vista 11 would also be 

provided within the site with elevated views across North West Leicestershire. It is thus 

considered on balance that this level of harm does not significantly and demonstrably outweigh 

the identified benefits of the scheme when assessed against the Framework as a whole.’  

4.22 For the reasons identified above, I have reached a different view in respect of overall levels of 

impact and harm to that reached by Officers. The overall planning balance is dealt with by Mr 

Weekes in his Proof of Evidence. 
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4.23 In the conclusion the Officer Report stated at Para 11.4 

‘The proposal also causes harm to key characteristics of Vista 11 identified within the MBNP 

leaving only a narrow view of the open countryside to the north in conflict with Policy CE3 of 

the MBNP which seeks to resist new development which has a significant adverse impact on 

any important view or vista.’ 

4.24 The Report stated at para 11.5: 

‘It has been concluded that the proposal would have major adverse landscape effects on the 

application site at construction phase, however, this impact would be temporary and would 

reduce to moderate adverse effects at year one occupation. The proposal would have 

moderate adverse visual effects on recreational users of footpath S70/1, users of Kyngs Golf 

and Country Club (future receptor) and transient users of Station Road at construction. 

However, there would be major adverse visual effects on residents to the south at construction 

which would lessen to residual moderate visual effects on these residents at Year 15 

occupation. This would in turn impact on the fine and valued views from Vista 11. Whilst there 

is conflict with the strategic policies of the Development Plan only moderate localised 

landscape harm has been identified at Year 15 construction. A new Vista 11 would also be 

provided within the site with elevated views across North West Leicestershire.’ 

4.25 My view is that these receptors would not reduce to moderate adverse and would remain 

Major Adverse. I disagree that the new Vista 11 can replace Vista 11 as described  within the 

MBNP because of its location narrow viewing cone and the introduction of residential 

development that will be highly visible as well as being closer to new development on the golf 

course. 

4.26 The Planning Committee ultimately concluded that: 

a) Harm would arise in general landscape terms  

b) Specifically, the harm to CE3, View 1 and Vista 11 to a significant adverse effect level 

c) For the purpose of  CE 5, this harm could not be mitigated 

Kyngs Golf Course Appeal and Further Grant of Permission 

4.27 I have considered the Planning Application and Officers Report  19/01437/ FUL for the erection 

of a multi- purpose golf clubhouse (D2), formation of parking areas and access roads and the 

erection of 6 golf holiday homes (C1) and all associated ancillary works and landscaping  

alongside the two appeal decisions (Appeal A – Ref: APP/K240/ W/18/3218401 and appeal B 

– Ref: APP/K240/W/18/32297633. 
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4.28 The Inspector dismissed Appeal A and allowed Appeal B. 

4.29 At para 22, the Inspector stated: 

‘I observed the site from a number of locations. From higher ground, such as the area around 

Vista 12, extensive views are possible over at least 180 degrees, taking in the golf course and 

the wider countryside beyond. From lower ground at Vista 11, however, views of the wider golf 

course are largely screened by the solid hedgerow which runs across the front boundary of 

the site, though the higher ridge to the eastern side is apparent. The ridge is more evident in 

views from the elevated railway bridge to the west of the site and forms an immediate feature 

when walking towards it along the public footpath which crosses the site. 

4.30 The Inspector was of the view that the impact of views from Station Road would not be 

dominated by the proposed consent for the golf course clubhouse. The Inspector did not 

conclude the same for the holiday lodges, for the reasons set out at paragraphs 27 to 32 of 

the appeal decision. 

4.31 The Appeal Decision drew a clear distinction was drawn in landscape and visual impacts terms 

between the golf club house (DL23-26) and the holiday lodges (DL27-32). The inspector found 

that there would be landscape harm and overall conflict with Policies DM4, CE3 and CE5 

(DL32 and DL59).  

4.32 In their subsequent decision to grant permission for a similar scheme with a reduced number 

of holiday lodges (CD 8.03), Officers referred to landscape matters at [8.25]-[8.26] and [10.1] 

and [10.2]. Whilst they identified that there would be accordance with Policies DM4 and DM10 

of the SADMP and Policies CE1, CE3 and CE5 of the MBNP and Policy 23 of the Core 

Strategy, this was on the basis of the specific features of that proposal, including its location, 

scale and distance from the relevant protected views and vistas. 
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5.0 LANDSCAPE BASELINE APPRAISAL 

5.1 This section considers the Site in the context of national, regional and local landscape 
character assessments. It will set out the baseline context against which I have reviewed the 
development design presented in the Appellant’s application documents. 

National Landscape Character Assessment 

5.2 Natural England’s National Character Assessment places the site within the southern edge of 
Natural England’s National Character Area (NCA) 94: ‘Leicestershire Vales’ The key 
characteristics of the NCA include (with my underlining added):   

• An open landscape of gentle clay ridges and valleys underlain by Mercia Mudstone 

and Lias groups bedrock but with an extensive cover of superficial deposits 

occasionally giving rise to moderately steep scarp slopes. There is an overall visual 

uniformity to the landscape and settlement pattern. 

• Land use characterised by a mixture of pasture and arable agriculture that has 

developed on the neutral clay soils. 

• Distinctive river valley of the Soar and Swift, with flat flood plains and gravel terraces 

together with tributaries including the Sence. Riverside meadows and waterside trees 

and shrubs are common, along with waterbodies resulting from gravel extraction. 

• Woodland character derived largely from spinneys and copses on the ridges and the 

more undulating land and from waterside and hedgerow trees and hedgerows. The 

density, height and pattern of hedgerows varies throughout. 

• Diverse levels of tranquillity associated with contrasts between busy urban areas and 

some deeply rural parts. Large settlements dominate the open character of the 

landscape. Leicester, Lutterworth, Hinckley and Market Harborough and related 

infrastructure, including major roads, are often visually dominant. 

• Frequent small towns and large villages often characterised by red brick buildings and 

attractive stone buildings in older village centres and eastern towns and villages. 

Frequent, imposing spired churches are also characteristic, together with fine 

examples of individual historic buildings. 

• Rich and varied historic landscape, with the nationally important Bosworth Battlefield 

near Sutton Cheney, prominent historic parklands and country houses, ridge-and-
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furrow earthworks and important medieval settlement remains, for example at Wistow 

Hall, Gumley, Knaptoft and Peatling Magna. 

5.3 However, although NCA94 Leicestershire Vales covers a large area it is relevant to set the 
wider landscape context and in particular its emphasis of open landscape, land use 
characterized by mixed agriculture, its woodland character derived largely from spinneys and 
copses on the ridges are all relevant to the character and appreciation of the appeal site and 
its setting. 

5.4 The LUC Landscape and Visual Impact Assessment Review paragraph 3.3 noted that the 
Appellant’s LVIA (CD4.14) did not consider or include reference to National Landscape 
Character 94 Leicestershire Vales in its assessment of the context of the Site.   

Hinckley and Bosworth Landscape Character Assessment, September 2017 

5.5 The Hinckley and Bosworth Landscape Character Assessment has been undertaken at a 
District/Borough level. Consisting of 2 parts, the assessment updates and replaces the 
previous Hinckley and Bosworth Borough Landscape Character Assessment, published in 
2006. 

5.6 The landscape of the borough has been divided into ten landscape character areas. 

5.7 The site falls within Landscape Character Area C: Bosworth Parkland within the more general 
Agricultural Parkland Landscape Type, comprising rolling farmland and estate parkland with 
scattered trees and woodland around former agricultural villages. 

5.8 Key Characteristics of the LCA are described as follows: 

• Rolling farmland and parkland with gentle slopes which rise and fall reaching a high point 

around the town of Market Bosworth. 
• Scattered trees, woodlands and smaller fields of pasture around settlements add interest 

to the regular pattern of enclosure fields divided by low hawthorn hedges. 
• A rural and peaceful character with development limited to scattered farm buildings and 

historic settlements well-integrated into the landscape by vegetation and small scale of 

buildings. 
• Parkland of Bosworth Park with avenue trees and Bosworth Hall country estate. 
• Recreation and tourism- Market Bosworth Country Park and a good network of public 

footpaths and routes popular with cyclists. Destinations include Market Bosworth, the 

Battlefield Visitor Centre, the Battlefield Line Railway and the Ashby Canal. 
• Bosworth Battlefield has strong heritage associations. 
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• Historic villages of Cadeby and Sutton Cheney, with attractive red brick buildings and farm 

cottages, have a strong relationship with the surrounding agricultural landscape. 

• Market Bosworth provides an important focus within the area and St Peter’s church 

provides a key landmark. 

 
5.9 The site and surrounding context is representative of a number of the key characteristics as 

highlighted above. 

5.10 Hinckley and Bosworth Borough Council - Landscape Character Assessment 2017 

5.11 At a more localised level, Hinckley and Bosworth Borough Council have produced a 
Landscape Character Assessment (September 2017 , CD 6.28).  

5.12 Urban Character Area (UCA) 6: Market Bosworth covers the majority of the settlement area. 
Although the site is not located within this area, it lies within close proximity along the southern 
edge of the UCA. 

5.13 Key Characteristics of UCA 6: Market Bosworth, are described as follows: 

 
• Hilltop settlement that is well-integrated with the surrounding rural landscape with 

woodland, mature trees and extensive parkland. 

• Setting provided by the open countryside and farmland of the surrounding landscape 

which lends a rural and peaceful character and permeates into the town. 

• The historic core of the town focussed around Market Place, has a unique character 

with a diverse mix of architecture but a strong sense of unity. 

• A compact streetscape comprising narrow pavements, winding roads and jitties or 

alleyways. 

• Generally small scale, with buildings fronting directly onto the street or bounded by low 

walls or railings. 

• A more loose-knit urban grain towards the edges of the town where trees and open 

spaces create a gradual transition between town and countryside. 

• Well-vegetated character provided by mature trees and hedges and green spaces. 

• Red brick, tiled roofs, tall chimneys, arched and white Georgian style windows, often 

terraced properties. Landmark buildings are often stone. 

• Strong historic character which is reinforced by Bosworth Hall and its parkland setting.” 
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5.14 Key Sensitivities and Values include the following: 

 
• The distinctive character and historic value of the market place including the historic 

buildings and the historic link between the town, Bosworth Hall and parkland and the 

surrounding agricultural landscape and Bosworth Battlefield. 

• Small scale and compact form of the buildings and alleyways in the historic core. 

• Distinctive and interesting architecture including the range of vernacular materials 

used for buildings, boundaries and public realm which creates a sense of unity. 

• Green spaces and features which penetrate into the historic core including Bosworth 

Country Park, the parkland around Bosworth Hall and scattered small woodlands and 

mature trees which create a transition to the surrounding landscape as well as 

multifunctional environmental benefits, leisure and visual amenity. 

• The rural setting which lends a distinctive character as well as recreational and visual 

amenity value. 

• Views to and from the surrounding landscape are important to the character of the 

town with a number of vistas to the Battlefield. 

• The wooded skyline and church spire is a landmark feature in views from the 

surrounding 

 

5.15 Townscape Strategies identified include: 

• Prioritise local distinctiveness in every element of change and future development. 

• Ensure that new development is carefully designed to respect its surroundings and 

setting. 

• Maintain the well-integrated appearance of the town in the wider landscape through 

maintaining the pattern of building heights which mean that trees are the dominant 

features and the rooftops are only visible in filtered views, with the church spire 

remaining as a landmark feature above the wooded skyline. 

• Encourage opportunities to enhance biodiversity including connecting clusters of 

woodland and natural management along the canal corridor. 

• Promote recreation and tourism focussed on the natural assets such as the canal 

corridor and historic assets. 
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• Encourage opportunities to enhance safe pedestrian/ cycling connections including 

between Market Bosworth and Bosworth Water Trust and the Ashby Canal. There may 

be potential to improve access on existing routes close to Market Bosworth such as 

the gated roads at Sutton Lane between Market Bosworth and Sutton Cheney.” 

 

5.16 In conclusion the combination of considering National and local landscape character area 
assessments help to establish a baseline on which to consider the landscape effects of 
proposed development on the site and its surrounding context. 

5.17 The site and surrounding context are representative of a number of the key characteristics as 
highlighted in national and local character area assessments and is address later in Chapter 
6 of this Proof. 
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6.0  APPRAISAL OF LANDSCAPE EFFECTS 

6.1 This section will consider firstly the overall landscape characteristics of the site and landscape 
value followed by a review of landscape effects as presented in the Appellant’s LVIA. I shall 
set out my own conclusions on landscape effects, and where applicable my disagreement with 
the Appellant’s conclusions in their LVIA. 

Overall Landscape Characteristics 

6.2 The character of the site itself has many of the typical qualities of both the national and regional 
and local character areas as follows: 

• An open landscape of gently clay ridges 

• Land use characterised by agricultural pasture for grazing animals 

• Woodland character derived largely by spinneys, and copses on higher ground 

• Rolling farmland with gently slopes which rise to a high point around Market Bosworth 

• Scattered trees, small fields of pasture around settlements  

• Hawthorn hedges add regular interest to the regular pattern of enclosed fields 

• The rural setting which lends a distinctive character as well as recreational and visual 

amenity value.   

 

6.3 The site consists of three rural fields on the edge of Market Bosworth used for pasture of farm 
animals. It provides an important setting to the western approach to Market Bosworth along 
Station This approach to Market Bosworth is from A444, Bosworth Road, Wellsborough Road.  
As set out in Chapter 3, this key access route into Market Bosworth is one of four key radial 
routes into Market Bosworth passes both Market Bosworth Water Park and Bosworth Canal 
Marina. It provides a key east west route between A444 Twycross Road and A447 Ashby 
Road. It does not have any significant incongruous elements. 

6.4 Development has the potential to create what would appear as ribbon development on the 

northern side of Station Road contrary to Policy DM4. and would lead to the loss of 

characteristic of development only on one side of the radial routes into Market Bosworth with 

open countryside on the opposite side of the road as already discussed. 

 

 

 



Landscape Proof of Evidence: Station Road, Market 
Bosworth 

 
 

 

 

HIN0691 
November 2021 

27 

Landscape Value 

6.5 GLVIA identifies that a landscape does not have to designated nationally or locally to be 
valued.  (para 5.26). 

6.6 GLVIA 3 in table 5.1 p.84 identifies a range of factors that can help in the identification of a 
valued landscape. These are as follows: 

• Landscape quality (condition) The intactness of the landscape and condition of individual 
elements; 

• Scenic quality; 

• Rarity; 

• Representativeness (whether the landscape contains a particular character or feature 
which are considered as important examples.); 

• Conservation Interests. (Specific heritage interests e.g. ecology, archaeological, 
historical, geological; 

• Recreational Value (Where landscape is valued for recreational activity with a specific 
focus on the landscape.) 

• Perceptual aspects (notably wildness or tranquillity);  

• Associations (artistic, literary, historical or cultural.) 

6.7 Within the Appellant’s LVIA these are referred to in paras 4.28- 4.50 . I have considered all of 
these factors in relation to the proposed appeal site to address the landscape value of the site 
to ascertain whether I agree with the assessment within the LVIA. 

Landscape quality (condition) The intactness of the landscape and condition of individual 
elements. 

6.8 The site is located on the edge of Market Bosworth on a west facing slope. The landscape 
quality is typical of the wider area and is pasture farmland which slopes up to the woodland 
edge of Market Bosworth. My assessment is that the landscape quality has a clear pattern of 
characteristic elements including a woodland edge on the higher ground, mature hedgerow 
boundaries to the north and west, and a pond in the western part of the site. The site does 
contribute to the rural countryside setting of Market Bosworth despite urban influences on the 
opposite side of Station Road and therefore has a good landscape quality. The landscape 
quality is influenced by both the settlement edge and the wider rural agricultural character. 
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Scenic quality 

6.9 The scenic quality of the landscape is primarily concerned with how the site relates primarily 
to the senses. The scenic quality of the site is good in that is has a clear pattern of 
characteristic elements which do impact on the senses. In particular the views both along 
Station Road towards Market Bosworth across the site and views out  from Station Road 
across the wider countryside of North West Leicestershire. These are identified with the 
Market Bosworth Neighbourhood Plan (MBNP) as Important View 1 and Vista 11 (see 
Appendix 4). These views and vistas allow the scenic quality of the site and surrounding 
landscape to be appreciated including from viewpoint 1, the setting of Market Bosworth as you 
travel east along Station Road with rural open countryside and the woodland backdrop having 
scenic quality as you enter the town. Vista 11 provides a scenic wide view across the site to 
the wider landscape of North West Leicestershire.  

6.10 Residential and employment uses are visible to the south of Station Road and Pipistrelle Drive 
residential development is visible in the distance from some locations but not from the site or 
along many parts of Station Road. However, View 1 as identified in MBNP is looking directly 
to the east towards Market Bosworth and Vista 11 is looking to the north. 

6.11 The proposed development will impact significantly on the scenic quality and Views 1 and 
Vista 11 will be lost or at best significantly compromised. 

6.12 As for the consented development on Kyngs Golf Course and Country Club, this is located 
behind a mature hedge some distance from Station Road and appears to be designed as 
mainly single storey accommodation to look like agriculture barns or stables its impact on 
scenic quality will be limited. The clubhouse itself appears to have some two storey elements 
but this is situated at the northern end of the adjacent site. (see plans included within LVIA CD 
1.11). 

Rarity 

6.13 The site does not contain any rare or unusual landscape features. It is agricultural land on a 
west facing slope on the edge of Market Bosworth. It is characteristic of the surrounding 
landscape as identified within the council’s landscape assessment. However, I disagree with 
paragraph 4.41 of LVIA that the development will not introduce incongruous features. Clearly, 
the development of the site will introduce features which are incongruous with its rural 
character in the form of significant residential development.  
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Representativeness (whether the landscape contains a particular character or feature 
which are considered as important examples.); 

6.14 The site does not contain anything of particular importance and is characteristic of national, 
regional and local character assessments.  I would agree with the Appellant’s LVIA that ‘the 
hedgerow boundaries to the west and north are distinctive features in the landscape. The site 
is relatively flat before rising towards the eastern boundary. A number of mature internal trees 
are characteristic of the landscape. The mature woodland which forms the site’s eastern 
boundary provides an enclosed character to the eastern part of the site.’ 

6.15 These features do positively contribute to the appreciation of View 1 and Vista 11 and do 
contribute to the rural setting of Market Bosworth. 

6.16 It is accepted that some influence of development to south of Station Road does exist and that 
Pipistrelle Drive is partially visible. It should however be noted that the Pipistrelle Drive 
development is not typical and characterful of the surrounding landscape character or that of 
Market Bosworth itself and appears to be a random development which came forward on the 
basis it was on a brownfield site and is not something to aspire to or emulate. It appear out of 
scale and out context for its surroundings. 

Conservation Interests. (Specific heritage interests e.g. ecology, archaeological, 
historical, geological; 

6.17 The site is not identified or designated as having ecology, archaeological , historical or 
geological value. However, the boundary hedgerows do provide cover and foraging for 
protected species and birds. The rural context does provide a wider context for the setting of 
Market Bosworth Conservation Area. 

Recreational Value (Where landscape is valued for recreational activity with a specific 
focus on the landscape.) 

6.18 The Site itself does not have any official public access or other recreational uses. However, it 
does sit adjacent to Station Road which is a well-used recreational route for walkers, cyclists 
and runners which connects to wider public rights of way, the Ashby Canal, Bosworth Marina 
and Market Bosworth Water Park. A circular walk along Station Road along the Ashby Canal 
and along public rights of way (S70/1) to the north of the site  and on to the Leicestershire 
Round to the centre of Market Bosworth and back down Station Road. 

6.19 I disagree with paragraph 4.46 of the LVIA which states that no public footpaths exist within 
or adjacent to the site.  Station Road is a well-used public footpath adjacent to the site and 
also has a bus stop located right outside the site. Views into the site while walking along 
Station Road in both directions and while waiting at the bus stop an appreciation of the rural 
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character and setting of Market Bosworth are appreciated. My own experience on site visit is 
that this pavement is extensively used by members of the public. 

 

Perceptual aspects (notably wildness or tranquillity);  

6.20 The site’s tranquillity is associated with the rural pastoral character and despite some 
development visible to the south of Station Road and off Pipistrelle Drive and some distance 
views of buildings associated with the golf course the experience currently is of a rural 
approach to Market Bosworth particularly as seen along View 1 as a kinectic experience 
looking east. 

Associations (artistic, literary, historical or cultural.) 

6.21 The site itself is not associated with any artistic, literary, historic or cultural associations 

Conclusion 

6.22 In my assessment, the landscape value at a site-specific level is Good and has a clear pattern 
of characteristic elements which provide a rural setting on the approach to Market Bosworth. 
My assessment is that the landscape value taking into account  all of GLVIA factors as set out 
in Box 5.1 and taking into account the value associated with the identified view 1 and vista 11 
in the Market Bosworth Neighbourhood Plan is Medium/ High rather than just Medium as set 
out in the LVIA. The bar for a landscape value of high is set very high within the Appellant’s 
methodology, which indicates that it needs to be in a national park or AONB etc. In my view, 
these criteria would be either very high landscape value or exceptional landscape rather than 
just “High”. 

Appraisal of landscape effects in relation to identified receptors 

6.23 Consideration in the LVIA has been given to appraisal of landscape effects in relation to 
identified receptors including: 

• The Site 

• LCA C Bosworth Parkland 

6.24 The LVIA has not not considered effects on National Character Area NCA (NCA) 94: 
‘Leicestershire Vales’ The key characteristics of the NCA include:  

6.25 An open landscape of gentle clay ridges and valleys underlain by Mercia Mudstone  

6.26 Land use characterised by a mixture of pasture and arable agriculture that has developed on 

the neutral clay soils. 
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6.27 Woodland character derived largely from spinneys and copses on the ridges and the more 

undulating land and from waterside and hedgerow trees and hedgerows. The density, height 

and pattern of hedgerows varies throughout. 

6.28 Frequent, imposing spired churches are also characteristic, together with fine examples of 

individual historic buildings. 

6.29 My view is that the sensitivity of landscape receptor against National Landscape character 
needs to  be taken into consideration. I would argue will have some impact on overall effects 
on the NCA 94 and will be Minor Adverse on this part of the NCA. This is particularly because 
the proposed development will reduce the open landscape character and screen views 
towards the woodland copse on the edge of Market Bosworth bringing development down 
from the ridge on a visible south facing slope. 

 

The Site 

6.30 The LVIA identifies the landscape value of the site as Medium at a localised specific level. I 
have assessed it as having a Medium/ High landscape value as set out earlier in my proof. 
The LVIA states that the landscape susceptibility to change for the site is Medium. My view is 
that due to the rural open countryside character of the site which contributes to the 
appreciation of protected view 1 and vista 11 that the susceptibility to change is considered 
Medium/ High and the sensitivity of the site to accommodate a new housing development is 
judged to be High. 

6.31 I agree that the magnitude of change during construction will be High and the significance of 
landscape effect will be Major Adverse.  

6.32 I disagree that the residual effects at occupation will be Minor Adverse. My assessment is that 
those effects will be Moderate/ Major Adverse. The change in landscape character of open 
rural pasture, with mature hedges, occasional large trees and a small pond to a urban housing 
development will have a permanent detrimental impact and will result in adverse harm to the 
rural setting of Market Bosworth. 

LCA C - Bosworth Parkland 

6.33 The LVIA identifies the landscape value of the surrounding landscape character area LCA C 
Bosworth Parkland as Medium. The LVIA argues that the landscape susceptibility to change 
for the landscape character area LCA C Bosworth Parkland is also Medium.  

6.34 I agree that the magnitude of change during construction and during occupation will be low. I 
also agree that the landscape effects during construction will be Minor Adverse. I disagree 
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that the residual effects at occupation will be negligible. My assessment is that those impacts 
will remain Minor Adverse despite mitigation as the appreciation of this part of the landscape 
character area will be diminished the result of loss of open rural setting to Market Bosworth 
which will be permanent. 

 

Summary of Landscape Effects 

6.35 A summary of landscape effects is as follows: 

• The character of the site has many typical qualities of both national and local character 
areas 

• The site has a very open rural character with a woodland spinney on the edge of the 
site with scattered trees and mature hedges to the northern and western boundaries 
of the site 

• The site has a good landscape quality 

• The site has clear scenic quality and is appreciated as you travel east along Station 
Road ad look north across the site to the wider rural landscape beyond the site 

• The site has a Medium/ High landscape value rather than just Medium as set out 
within the LVIA as the bar for high landscape value is set very high within the LVIA 
methodology and needs to be a national park or AONB etc. in my view these criterial 
should be a very high landscape value or exceptional rather than just High 

• I disagree that the residual effects at occupation on LCA C Bosworth Parkland will be 
negligible. My assessment is that those impacts will remain Minor Adverse despite 
mitigation as the appreciation of this part of the landscape character area will be 
diminished the result of loss of open rural setting to Market Bosworth which will be 
permanent. 

• I agree that the magnitude of change during construction will be High and the 
significance of landscape effect will be Major Adverse.  

• I disagree that the residual effects at occupation will be Minor Adverse. My 
assessment is that those effects will be Moderate/ Major Adverse. The change in 
landscape character of open rural pasture, with mature hedges, occasional large trees 
and a small pond to a urban housing development will have a permanent detrimental 
impact and will result in adverse harm to the rural setting of Market Bosworth 
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7.0  APPRAISAL OF VISUAL EFFECTS 

7.1 This section considers the visual impact of proposals by firstly considering the importance of 

Important View 1 and Vista 11 as identified in the MBNP. I will explain why I consider that the 

Appellant has not taken the correct approach to the View and Vista failing to consider several 

factors including the following key elements: 

• The location and kinetic nature of an Important View 

• The field of view and the width of the Vista 

• The intention of the MBNP to protect views and vistas across and beyond the site 

7.2 Secondly, this section considers the visual impact of proposals on the wider landscape by 

reviewing the LVIA produced by the appellant and comparing this with my own appraisal. 

Important View 1 and Vista 11 

Important View 1 

7.3 Para 6.1p states, ‘Approaching Market Bosworth from the west along the B585 the 

predominant focus of this view is a wooded area at the top of the hill. Either side of the road 

are expansive views mainly of open countryside over the hedged roadside. As the hill rises up 

to the canal and railway bridges, Bosworth Marina and the canal side residential development 

can be seen surrounded by fields and wooded areas. The view continues on past the grassed 

fields and grazing pasture fronting the Kyngs Golf and Country Club on the left, to a wooded 

area at the top of the hill. This view is important because it shows how close the countryside 

is to the built form of the village and the fact that the settlement sits on an open wooded hilltop.’ 

7.4 A number of the other Important Views are expressed as continuous views experienced along 

a described route. They are not fixed to individual locations, in the manner of Vistas and reflect 

a kinetic experience of movement along that route. 

7.5 This was clearly the intention of the MBNP and is supported by the consultation version  of 

the Neighbourhood Plan which had the following note at the bottom of page 28. 

“Note: A view follows the line of an arrow shown on the Views, Vistas and Landscape Map 

(Page 26) towards Market Bosworth and a vista, denoted by a blue profile eye symbol to 

identify the location of the observer looking out from Market Bosworth. The arrows and eye 

symbols are indicative, many of the views and vistas are extensive and remain significant as 

the precise view changes with position along the arrow.” 
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7.6 The Appellant has not considered the expansive nature of View 1, which is mainly of open 

countryside. They appear to have approached View 1 as a very narrow corridor along Station 

Road. The field of view as measured off the plan within the Design and Access Statement 

shows the field of view as only 6 degrees. (see my Appendix 5). 

7.7 Considering what is a normal field of view is important as this is what need to be considered 

when considering landscape visual impacts. I have identified a number of sources to establish 

what a normal field of vision is in the following paragraphs and also illustrated in Appendix 5 

of this proof of evidence. This provides an indication of the likely parameters when considering 

a horizontal field of view. 

7.8 The first reference is The Landscape Institute’s Guidance on Visual Representation of 

Development Technical guidance note  06/ 19 (September 2019) states in para 3.84 

7.9 ‘A 'mathematically correct' image is established for a 50mm FL approximately 39.6 Horizontal 

Field of View (HFoV) image, printed at a size of 390mm x 260mm on an A3 sheet, and held 

at 542mm1 from the eye.’ 

7.10 It goes onto state in Appendix 1 para 1.1.4  

a. ‘50mm FL sits between 'wide-angle' lenses, which can create distortion towards the 

edges of images, and telephoto lenses, which can create an unnatural visual 'stacking' 

effect. Whilst both of these can be effective in artistic photography, the 40° HFoV image 

captured by a 50mm lens is regarded as being the closest to human eyesight, albeit 

that we typically have wider peripheral vision.’ 

 

7.11 The second reference is an Panero and Zenik (1979)  an academic reference which refers to 

a human standard line of sight or field of vision of 124 degrees. (See Appendix 5 to this proof 

– Source:https://www.researchgate.net/figure/Human-field-of-vision-A-horizontal-angle-of-

view-and-B-vertical-angle-of-view_fig3_344509899) 

7.12 The third source is from a website of vision and eye health which explains a horizontal field of 

vision as follows: 

a) ‘Your field of vision can be measured in terms of degrees from the centre. With a healthy 

and normal eye, you should be able to see approximately 95 degrees temporally (towards 

your ear) and approximately 60 degrees nasally (towards your nose) from the centre. You 

should also be able to see 60 degrees above and 75 degrees below from the centre. This 

means each eye gives you a horizontal field range of 155 degrees and vertical field range of 
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135 degrees at a given time.’ (source: https://www.vision-and-eye-health.com/visual-

field.html) 

7.13  This is significantly wider than a 6 degree viewing cone shown with the Design and Access 

Statement. This also does not take into account that when looking at a view it is natural to 

move your head to take into consideration an extensive view and scan from left to right and 

right to left to appreciate the view. 

 
7.14 I have interpreted the field of view for View 1 to be at least 30 degrees to appreciate the rural 

open countryside and wooded hilltop of Market Bosworth which will clearly be interrupted by 

proposed development. This angle has been taken by using the same location as the 

Appellant for View 1 and taking the most northerly boundary of the site to draw an angle 

towards the wooded escarpment of Market Bosworth. (See Plan in Appendix 5). 

Notwithstanding, this field of view from one location, the view is not experienced from that 

single point. It will continue in a kinetic way, as one travels along Station Road. As already 

stated a normal field of view is somewhere between 40 - 155 degrees, which is considerably 

more than the 6 degrees viewing cone provided within the Design and Access Statement. 

7.15 The Inspector in the Kyngs Golf and Country Appeal Decision also referred to a 180 degree 

field of view from the Vista (DL 22). 

 
7.16 The Appellant has failed to consider View 1 as a continuous view, i.e. a kinetic experience as 

one travels east along Station Road towards Market Bosworth. They have interpreted it only 

from a static point behind vegetation as a verified view. This is not representative of the impact 

of development from View 1. 

7.17 Para 6.1 of MBNP clearly states ‘the view continues on past the grassed fields and grazing 

pasture fronting the Kyngs Golf and Country Club on the left, to a wooded area at the top of 

the hill.’ 

7.18 The Appellant has also failed to recognise the importance of the view across open countryside 

and the open countryside’s closeness to the built form of the village which allows an 

appreciation the built form of the village sits on an open wooded hilltop.  

7.19 The appreciation of the rising topography open countryside close to Market Bosworth and the 

wooded hilltop would be lost if the proposed development was to go ahead. As already 

identified within this Proof having open countryside close to Market Bosworth, with 
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development only on one side of each of the radial routes is characteristic of the landscape 

and townscape character. 

7.20 Additional verified views/ photomontages of the development have been requested from the 

applicant along Station Road to better demonstrate the impact of proposed development on 

the kinetic nature of View 1 and, in any event, the experience of vehicular and pedestrian 

receptors using the road/pavement. It was also considered important in light of the extent of 

vegetation on the trees in the existing Photomontages, which were taken in July. A request for 

these additional verified photomontages was requested to demonstrate worst case situations 

on 28 September 2021. The Appellant has declined to provide these. 

7.21 The need for additional verified views or photomontages of the scheme to represent the impact 

of proposals of the scheme from Station Road in line with good practice as set out within 

GLVIA to provide worst case situations (see para 4.3 – ‘it may be appropriate to consider a 

range of possibilities, including a reasonable scenario of maximum effects, sometimes referred 

as ‘worst case’ situations.’ The Landscape Institute Technical Guidance Note – Visual 

Representations of development proposals (Sept 2019) also in para 1.12.12 states ‘as a 

general principle, any visualisations should reasonably represent the proposals in such a way 

that people can understand the likely landscape and visual change.’ Table 1 on p. 9 also 

identified that appropriate visualisations for a public inquiry include types 2-4 which include 

wireline, photomontages and verified photomontages.  

7.22 In short, the designation of View 1 in MBNP was intended to protect extensive views, towards 

the wooded escarpment of Market Bosworth for those travelling east along Station Road. For 

the reasons, I have set out above, this View will be significantly adversely impacted by the 

proposed development, with built form visible in the open countryside to the west of the 

wooded backdrop. 

Important Vista 11 

7.23 I now consider the importance of Vista 11 and the impact of proposed development on this 

vista. 

7.24 Section 6.1 states, ‘Standing on Station Road pavement at the junction with Godsons Hill the 

vista starts with housing on the west side enclosed by trees, turning northwards to mature 

trees and wooded areas stretching across the golf course the land undulates with fields and 

woods to the horizon. Turning east across grazing land which rises up to woods with a couple 

of dwellings on the edge to the right. This vista is important because it gives extensive views 

of north west Leicestershire. 
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7.25 On p.32 a photograph of the view showing the site from Station Road is located away from 

the junction with Godsons Hill on the footway on the opposite side of the road. 

7.26 On p.34 a plan shows location of vista 11 to the left of the access road to the former golf 

course. 

7.27 Despite the MBNP giving different locations within the text, plan and photograph of Vista 11, 

it is agreed that Vista 11’s vantage point should be taken from the junction of Godson’s Hill 

and Station Road on the pavement. The Appellant has however not approached Vista 11 in a 

manner which reflects the text at MBNP section 6.1q ‘it is a wide vista which stretches from 

housing to the west to the spinney to the east to protect extensive views of North West 

Leicestershire.’ The Appellant appears to have treated this as a narrow vista between the 

proposed new housing and the woodland spinney to the east which fails to meet the intention 

of the MBNP to protect extensive views of open countryside.  

7.28 The proposed Vistas as shown in the MBNP have various angles within Vista 11 being the 

widest of these angles with a horizontal field of view of 70 degrees. (See Appendix 5 – showing 

how this has been measured).  

7.29 The field of view for Vista 11 shown with the design and access statement is only 7 degrees. 

As already discussed a typical field of view is likely to be between 40-155 degrees with scope 

for more peripheral vision and even more if one moves their head. In Appendix 3 to this proof 

I have shown the field of vision for Vista 11 to be at least 102 degrees. This takes into 

consideration the text within the MBNP which talks of a wide vista which stretches from 

housing to the west to the spinney to the east to protect extensive views of Northwest 

Leicestershire. 

7.30 This field of view would incorporate in the foreground significant residential development which 

would result in major adverse impacts on this receptor.  

7.31 The Appellant has proposed that Vista 11 could be appreciated in an entirely different location 

from the northern edge of the proposed public open space.  

7.32 This proposal to “translocate” the Vista is significantly flawed. At this point one would be closer 

to a mature hedge and the proposed new development on the golf course which would 

diminish one’s appreciation of the wider Leicestershire countryside.  

7.33 Vista 11 was expressly located on Station Road within the MBNP as it is on a public highway 

which is well used as a recreational route, by those walking in and out of Market Bosworth. 
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From my experience on site, those using the route are conducting shopping trips, going to and 

from school or walking to and from the leisure development to the west (see further below). 

7.34 Consideration also needs to be given to the Market Bosworth Character Appraisal (see p.6 

and p.14). 

7.35 The Appraisal expressed support for preserving views towards the woodland edge , making 

various observations on the extent to which developemnt  was screened locally. This was one 

part of the evidence base informing the Neighbourhood Plan. Whilst observations were made 

about how a proposed allocation could be placed within the Site, the Neighbourhood Plan 

chose to designate Important View 1 and vista 11 to make a different allocation  

7.36 LVIA Appraisal of Visual Effects  

7.37 The LVIA selected 16 receptor viewpoints. However, rather than producing an assessment for 

each location has grouped into five receptors as follows: 

• Recreational users of Leicestershire Round Long-Distance footpath 

• Recreational users of footpath S70/1 

• Users of Kings Golf club (future receptor) 

• Transient users of Station Road 

• Residents to the south (Godson’s Hill and Station Road) 

7.38 The impact of grouping can result in reducing the significance of important kinetic views and 

worst-case scenarios being looked at and assessed in detail before coming to an overall view. 

I have conducted an assessment of individual viewpoints as an independent assessment 

rather than any viewpoints previously agreed before coming to an overall view of key receptor 

groups (see Appendix 3). 

7.39 The LVIA also fails to recognise ‘recreational users’ of the public footpath along Station Road. 

Having been to the site on a number of occasions and at different times of the day this is an 

important recreational route which leads down to the Ashby Canal and Bosworth Marina and 

is part of a circular walk along the canal, footpath S70/1, into Market Bosworth and back down 

Station Road. 

7.40 The LVIA also misses an important receptor residential receptor of development to the east of 

the site from the access road and residential properties of Spinney Cottage, Woodlands, and 

Godson Hill Farm (See my Viewpoints 1 and 2 in Appendix 3) Woodlands is a residential 

property with a glass gable panoramic window and balcony at first floor overlooking the site.  
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7.41 The GLVIA 3 para 6.17 explains that: 

‘In some instances, it may also be appropriate to consider private viewpoints, mainly 

from residential properties.’ 

7.42 Para 6.33 goes on to state: 

‘The visual receptors most susceptible to change are generally likely to include: 

residents at home’ 

7.43 ‘Para 6.36 states inter alia: 

‘residents at home, especially using rooms normally occupied in waking and daylight 

hours, are likely to experience views for longer than those passing through an area. 

The combined effects on a number of residents in an area may also be 

considered….’ 

7.44 Impact on these residents as a receptor has not been considered within the LVIA as a receptor 

was not considered from this location. Residents at Woodlands to the east of the site have 

objected to proposals and despite asking for additional mitigation their general objection still 

stands. 

7.45 I also question (as LUC did in their consultation responses (CD4.14 and 4.16)) within the 

approach to the methodology in Table 5: Level of Significance of Effect which unilaterally 

defines Visual Effects to be significant only if they are above Moderate i.e. Major with all 

moderate effects being considered not significant. This definition is not compliant with the 

GLVIA3 requirement for visual impact assessment to be transparent and understandable 

(GVLA 3 P. 46) Moderate effects can be significant. 

7.46 I will now consider in turn each of the visual receptors including those that were omitted from 

the LVIA to explain where I agree and disagree with the visual assessment within the LVIA. 

7.47 My assessment of 31 views can be found in Appendix 3 alongside each of the panoramic 

photographs. In summary, I have agreed the conclusions reached in respect of Appellant’s 

Viewpoints 1 – 6 and 14, but disagree in respect of those reached on 7-15. 

Recreational users of Leicestershire Round Long-Distance footpath 

7.48 Appellant’s Viewpoint 1 / My Viewpoint 29. I agree with the Appellant’s LVIA that residual 

impact at occupation will be Negligible due to the distance from the site and intervening 

topography and vegetation resulting in development not being visible. 

Recreational users of footpath S70/1 
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7.49 Appellant’s Viewpoints 2, 3,4, 5 and 6 / My Viewpoints 17-24. I agree with the appellant’s LVIA 

that at construction impacts will be Moderate Adverse and Minor Adverse post occupation.  

Users of Kyngs Golf Course and Country Club 

7.50 Appellant’s Viewpoints 4, 5, 6 / My Viewpoints 20-24. I agree with the Appellant’s LVIA that at 

construction impacts will be Moderate Adverse and Minor Adverse post occupation.  

Transient and Recreational users of Station Road 

7.51 Appellant’s Viewpoints 7, 8, 9, 10, 11, 12, 13 and 15 / My Viewpoints 3, 4, 6, 7, 8, 9, 10, 11, 

12, 13, 14. The Appellant’s assessment does not consider recreation users of the public 

footpath along Station Road who will have a high sensitivity as a receptor rather than 

medium sensitivity as highlighted within the LVIA for transient users. I agree with the LVIA 

that the magnitude of change will high for this receptor during construction. 

7.52 Where I disagree is that during construction effects will be Moderate Adverse and during 

occupation would be Minor Adverse. My assessment is that views from Station Road with a 

high magnitude of change and a high sensitivity will be Major Adverse during construction 

and Major Adverse residual effects post occupation. 

7.53 Proposed residential development will be clearly visible as one travels along Station Road and 

the kinetic experience as one travels east into Market Bosworth will be the replacement of a 

rural open pastoral landscape with views of the woodland spinney on the edge of Market 

Bosworth with that of development changing the setting and character of the landscape 

approach to Market Bosworth significantly. 

7.54 The site is clearly visible from a number of viewpoints and the impact will be greater in the 

winter when trees have no leaves. The LVIA in my opinion has given a cursory assessment of 

impact on winter views instead of considering the impact of seasonality on each of the 

viewpoints as I have done in Appendix 3. (GLVIA para 6.28) 

7.55 The site will be clearly visible from Station Road in the Appellant’s LVIA Viewpoints 9, 10, 11, 

12, 13,14, and 15 and my Viewpoints 3,4,5,6, 7,8,9,10,11,12.  

7.56 From the Appellant’s Viewpoint 10 and my Viewpoint 11, what is clearly apparent is that the 

existing view is of a rural landscape with the Site clearly visible in the centre of the view. 

Existing vegetation and trees down Station Road screen the development to the south of 

Station Road. The view from this location also emphasizes the rising topography and 

openness of the fields up to the woodland spinney on the edge of Market Bosworth on higher 

ground. The introduction of residential development in this view will create permanent Major 
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Adverse impacts to the appreciation of this view which is characteristic to both Market 

Bosworth and the wider local landscape character area. No verified viewpoint has been 

provided from Viewpoint 10 as requested by LUC by the Appellant. 

7.57 The Appellant’s LVIA Viewpoint 12 and my Viewpoint 9 and my additional Viewpoint 8 (which 

is not represented in the LVIA) the impact of development being close to the boundary of 

Station Road will result in Major Adverse impacts both during construction and occupation. 

 

Residents to the south (Godson’s Hill and Station Road) 

7.58 As to the Appellants’ Viewpoint 14 /My Viewpoint 5, I agree with the LVIA that magnitude of 

change will be high during construction and that effects will be major adverse. My view is that 

the sensitivity of receptor of residents will be high rather than medium. GLVIA in para 6.33 

identifies residents at home as a visual receptor most susceptible to change. My view is that 

the impacts post occupation is likely to stay Major Adverse and not moderate adverse as 

stated in the LVIA. LUC identify Major Adverse effects at construction and upper end 
moderate effects post occupation  in para 5.5 of LVIA review (CD 4.14) and table 1.1 (CD 

4.16): 

‘By only considering major effects to be significant sets a high bar , and we feel that some of 

the upper end of moderate adverse effects identified could be significant, including visual 

effects on residents to the south during the operational phase.’  (para 5.5 of LVIA review (CD 

4.14) 

Residents of woodland on eastern boundary of the site. 

7.59 The Appellant’s LVIA did not consider this as a receptor and no viewpoint has been considered 

from this location. It is acknowledged that this is not a publicly accessible receptor location 

point. However, It is important to include residents who are so close to the eastern part of the 

site as a receptor, in line with good practice as set out in in GLVIA 3. Residents at home are 

a visual receptor who are most susceptible to change. The view will also be experienced by 

visitors to the properties along the residential access road.  

7.60 This receptor has been considered in my Viewpoints 1, and 2. My view is that the sensitivity 

of receptor of residents will be high, susceptibility to change will be high. GLVIA in para 6.33 

identifies residents at home as a visual receptor most susceptible to change. My view is that 

the impacts during construction will be Major Adverse and post occupation Moderate 
Adverse. 
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Summary of Visual Effects 

7.61 A summary of visual effects assessment  is as follows: 

• The Appellant has not taken the correct approach to View 1 and has not considered 

the kinetic nature of viewpoint along Station Road 

• They have interpreted View 1 as a very narrow viewing cone along Station Road. The 

field of view as measured off the plan within the design and access statement shows 

the field of view as only 6 degrees rather than  a human field of view which ranges 

between 40-155  degrees horizontally 

• The designation of View 1 in the MBNP was intended to protect extensive views, 

towards the wooded escarpment of Market Bosworth for those travelling east along 

Station Road. This view will be significantly adversely impacted by the proposed 

development with built form visble in the open countryside to the west of the wooded 

backdrop. 

• The Appellant has however not approached Vista 11 in a manner which reflects the 

text as MBNP section 6.1 q as a wide vista. They have interpreted it as a very narrow 

vista with the field of view as measured off the plan within the design and access 

statement shows the field of view to be only 7 degrees 

• Visual receptors did not consider recreational users of footpath on Station Road 

• Visual receptors did not consider resident at home to the east of the site 

• I disagree with the assessment of visual impacts from transient and recreational users 

of Station Road as follows. My assessment is that views from Station Road with a high 

magnitude of change  and a high sensitivity will be Major Adverse (Rather than 

Moderate Adverse as stated in the LVIA) during  construction  and Major Adverse 

residual effects post occupation (rather than Minor Adverse as stated in the LVIA) 

• From the Appellant’s Viewpoint 10 and my Viewpoint 11, what is clearly apparent is 

that the existing view is of a rural landscape with the Site clearly visible in the centre 

of the view. Existing vegetation and trees down Station Road screen the development 

to the south of Station Road. The view from this location also emphasizes the rising 

topography and openness of the fields up to the woodland spinney on the edge of 

Market Bosworth on higher ground. The introduction of residential development in this 

view will create permanent Major Adverse impacts to the appreciation of this view 
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which is characteristic to both Market Bosworth and the wider local landscape 

character area. 

• Impact of residents to the south (Godson’s Hill and Station Road)  will be Major 
Adverse during construction and post occupation ( Whereas the appellants LVIA 

states Major Adverse during construction and Moderate Adverse post occupation.) 

• Impact on residents of woodlands to east of Site will be Major Adverse during 

construction and Moderate Adverse post occupation. This viewpoint was not 

considered by LVIA. 

7.62 My view is that the LVIA underplays the landscape effects as set out above. 
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8.0 SUMMARY AND CONCLUSION 

8.1 This Chapter summarises my conclusions and also serves as my Summary Proof of Evidence. 

 
Scope of Evidence 

8.2 Node was appointed by Hinckley and Bosworth Borough Council to prepare a Proof of 
Evidence considering the landscape and visual effects of the proposed development and to 
address the landscape and visual effect aspects of the Reason for Refusal. 

 
The Site and Context 

8.3 The site sits within National Character Area 94, Leicestershire Vales and landscape character 
C: Bosworth Parklands. The landscape character area at national and at local level is 
characterised by an open landscape of gently clay ridges and valleys, mixture of pasture and 
arable agriculture, wooded character derived from spinneys and copses on ridges, diverse 
levels of tranquility and frequently, imposing spired churches. 

8.4 The application site is typical of the landscape character area with an undulating open rural 
landform, hedgerow field boundaries, adjacent woodland areas and the settlement edge 
situated on higher ground. 

8.5 The site has no national or local landscape designations. It forms open rural countryside. The 
site is not a “valued landscape’ for the purposes of paragraph 170 of the NPPF. 

8.6 The key sensitivities of the rural landscape character are the gently undulating topography, 
woodland, copses, trees, hedgerows and open rural character which provide the setting for 
Market Bosworth on the western approach to the town.  

 
Landscape Effects 

8.7 The Appellant’s LVIA concluded that landscape value of the site should be an overall Medium 
landscape value taking into account scenic quality, rarity, conservation interest, recreational 
value and landscape quality. 

8.8 My assessment is that landscape value is Medium to High landscape value as it (a) provides 
an important open setting to Market Bosworth and (b) allows the appreciation of the wooded 
spinney on the edge of Market Bosworth across and beyond the site. 
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8.9 The bar for a landscape value of high has been set very high within the Appellant’s LVIA 
methodology, as it is indicated that it needs to be in a National Park or AONB or similar 
designation. In my view, such criteria would be either “very high” landscape value or 
exceptional landscape rather than just “high”. 

8.10 The Appellant’s LVIA accepts that the proposals will cause landscape harm. Table 7.2 p. 36  
of LVIA states that there will be permanent minor adverse impacts to the site and  negligible 
harm to Cranfields to Stagsden Clay Farmland LCA. It is assumed that this intended to be the 
LCA C Bosworth Parkland area, as the former is not in the vicinity of this site. 

8.11 My view is that it will have Minor Adverse permanent harm to both the Site and to LCA C 
Bosworth Parkland. 

Summary of Landscape Effects 

8.12 A summary of landscape effects is as follows: 

• The character of the site has many typical qualities of both national and local character 
areas 

• The site has a very open rural character with a woodland spinney on the edge of the 
site with scattered trees and mature hedges to the northern and western boundaries 
of the site 

• The site has a good landscape quality 

• The site has clear scenic quality and is appreciated as you travel east along Station 
Road ad look north across the site to the wider rural landscape beyond the site 

• The site has a Medium/ High landscape value rather than just Medium as set out 
within the LVIA as the bar for high landscape value is set very high within the LVIA 
methodology and needs to be a national park or AONB etc. in my view these criterial 
should be a very high landscape value or exceptional rather than just High 

• I disagree that the residual effects at occupation on LCA C Bosworth Parkland will be 
negligible. My assessment is that those impacts will remain Minor Adverse despite 
mitigation as the appreciation of this part of the landscape character area will be 
diminished the result of loss of open rural setting to Market Bosworth which will be 
permanent. 

• I agree that the magnitude of change during construction will be High and the 
significance of landscape effect will be Major Adverse.  
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• I disagree that the residual effects at occupation will be Minor Adverse. My 
assessment is that those effects will be Moderate/ Major Adverse. The change in 
landscape character of open rural pasture, with mature hedges, occasional large trees 
and a small pond to a urban housing development will have a permanent detrimental 
impact and will result in adverse harm to the rural setting of Market Bosworth 

8.13 Visual Effects 

8.14 This section provides a summary of the visual impact of proposals by firstly considering the 
importance of  Important View 1 and Vista 11 as identified in the MBNP. It identifies why the 
Appellant has not taken the correct approach to views and vistas and has not provided verified 
views / or photomontages from correct locations despite requests from 28th September 
onwards for additional verified views / or photomontages to be undertaken. 

8.15 The Appellant has not taken into consideration the following  key elements 

• The location and kinectic nature of View 1 

• The horizontal field of view for both View 1 and Vista 11 

• The intention of the MBNP to protect views and vistas across and beyond the site 

8.16 Secondly, this section summarizes the visual impact of proposals on the wider landscape by 
reviewing the LVIA produced by the appellant and comparing this with my own appraisal. 

 
Important View 1  

8.17 Para 6.1 provides, ‘Approaching Market Bosworth from the west along the B585 the 
predominant focus of this view is a wooded area at the top of the hill. Either side of the road 
are expansive views mainly of open countryside over the hedged roadside. As the hill rises up 
to the canal and railway bridges, Bosworth Marina and the canal side residential development 
can be seen surrounded by fields and wooded areas. The view continues on past the grassed 
fields and grazing pasture fronting the Kyngs Golf and Country Club on the left, to a wooded 
area at the top of the hill. This view is important because it shows how close the countryside 
is to the built form of the village and the fact that the settlement sits on an open wooded hilltop.’ 

8.18 The Appellant has not approached View 1 consistent with the wording in the Neighbourhood 
Plan, as a continuous view along Station Road. They have instead taken View 1 to be a very 
narrow corridor along Station Road. The field of view as measured off the plan within the 
design and access statement shows the field of view as only 6 degrees. (see my Appendix 5).  
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8.19 The Appellant has also approached View 1 as from a fixed location, from the top of the railway 
bridge.  

8.20 The development will be visible within View 1, especially as one moves further up Station 
Road. 

8.21 A number of the other Important Views are expressed as continuous views experienced along 

a described route. They are not fixed to individual locations, in the manner of Vistas and reflect 

a kinetic experience of movement along that route. 

8.22 This was clearly the intention of the MBNP and is backed up by the consultation version  of 

the Neighbourhood Plan which had the following note at the bottom of page 28. 

“Note: A view follows the line of an arrow shown on the Views, Vistas and Landscape Map 

(Page 26) towards Market Bosworth and a vista, denoted by a blue profile eye symbol to 

identify the location of the observer looking out from Market Bosworth. The arrows and eye 

symbols are indicative, many of the views and vistas are extensive and remain significant as 

the precise view changes with position along the arrow.” 

8.23 The Appellant has also failed to recognise the importance of the view across open countryside 

and the open countryside’s closeness to the built form of the village which allows an 

appreciation the built form of the village sits on an open wooded hilltop.  

8.24 The appreciation of the rising topography open countryside close to Market Bosworth and the 

wooded hilltop would be lost if the proposed development was to go ahead. As already 

identified within this Proof having open countryside close to Market Bosworth, with 

development only on one side of each of the radial routes is characteristic of the landscape 

and townscape character. 

8.25 The Appellant’s verified view photomontages reflects summer vegetation and therefore further 
fails to reflect how View 1 will be experienced during winter months. 

 
8.26 The Appellant has also undertaken a verified view not as LUC requested from viewpoint 10  

but from viewpoint 9 which is not the worst case scenario as required by GLVIA 3(see para 

4.3) but in a location screened by intervening vegetation.  

8.27 Additional verified views/ photomontages of the development have been requested from the 

applicant along Station Road to better demonstrate the impact of proposed development on 

the kinetic nature of View 1 and, in any event, the experience of vehicular and pedestrian 

receptors using the road/pavement. It was also considered important in light of the extent of 
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vegetation on the trees in the existing Photomontages, which were taken in July. A request for 

these additional verified photomontages was requested to demonstrate worst case situations 

on 28 September 2021. The Appellant has declined to provide these. 

8.28 The need for additional verified views or photomontages of the scheme to represent the impact 

of proposals of the scheme from Station Road in line with good practice as set out within 

GLVIA to provide worst case situations (see para 4.3 – ‘it may be appropriate to consider a 

range of possibilities, including a reasonable scenario of maximum effects, sometimes referred 

as ‘worst case’ situations.’ The Landscape Institute Technical Guidance Note – Visual 

Representations of development proposals (Sept 2019) also in para 1.12.12 states ‘as a 

general principle, any visualisations should reasonably represent the proposals in such a way 

that people can understand the likely landscape and visual change.’ Table 1 on p. 9 also 

identified that appropriate visualisations for a public inquiry include types 2-4 which include 

wireline, photomontages and verified photomontages.  

8.29 In short, the designation of View 1 in MBNP was intended to protect extensive views, towards 

the wooded escarpment of Market Bosworth for those travelling east along Station Road. For 

the reasons, I have set out above, this View will be significantly adversely impacted by the 

proposed development, with built form visible in the open countryside to the west of the 

wooded backdrop. 

 

Important Vista 11 

8.30 I now summarise the importance of Vista 11 and the impact of proposed development on this 
vista 

8.31 It is agreed that Vista 11 should be taken from a vantage point located at the junction of 
Godson’s Hill and Station Road on the pavement. MBNP section 6.1 provides that ‘it is a wide 
vista which stretches from housing to the west to the spinney to the east to protect extensive 
views of North West Leicestershire.’ The Appellant appears again to have incorrectly 
interpreted Vista 11 as a narrow vista located between the new housing to be provided and 
the woodland spinney to the east. That fails to meet the intention of the MBNP to protect 
extensive views of open countryside.  

8.32 The proposed vistas as shown in the MBNP do have various angles within Vista 11 being the 
widest of these angles with a horizontal field of view of 70 degrees. (See Appendix 5 – showing 
how this has been measured.  
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8.33 The field of view for Vista 11 shown with the Design and Access statement is only 7 degrees. 
A typical field of view is likely to be between 40-155 degrees with scope for more peripheral 
vision and even more if one moves their head. Appendix 3 to this Proof demonstrates how the 
field of vision for Vista 11 is at least 102 degrees. This range is consistent with the MBNP’s 
text which describes a wide vista which stretches from housing to the west to the spinney to 
the east to protect extensive views of Northwest Leicestershire. 

8.34 This field of view would incorporate in the foreground significant residential development which 
would result in Major Adverse impacts on this receptor.  

8.35 The Appellant has sought to argue that the vista could be appreciated from the northern edge 
of the public open space, by the creation of a new vista accessible from higher ground. This 
approach is flawed. At this point one would be closer to a mature hedge and the proposed 
new development on the golf course which would diminish the appreciation of the wider 
Leicestershire countryside. Vista 11 has been located on Station Road within the MBNP 
because it is on a public footpath which is well used as a recreational routes as previously 
stated. 

 
Appraisal of Visual Effects 

8.36 The Appellant’s LVIA states that there would be adverse effects for all visual receptors 
between Minor and Major adverse during the construction period and that residual effects 
incorporating mitigation would range from Negligible for Recreational users of Leicestershire 
Round to Minor Adverse for recreational users of footpath s70/1, users of Kyngs Golf and 
country Club and transient users of Station Road. The LVIA identifies the highest residual 
impacts will be to residents to the south (Godson’s Hill and Station Road) which will be 
Moderate Adverse.  

8.37 My View is that this assessment underplays the landscape visual effects as already set out 
within this proof and in summary the table below sets out the key differences in our 
assessment of impacts: 
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Visual receptor Appellants 
LVIA 
Assessment – 
Construction 
Phase 

Node’s 
Assessment – 
Construction 
phase 

Appellants 
LVIA 
Assessment – 
Residual 
effects 
incorporating 
mitigation 

Node’s 
Assessment –  

Residual 
effects 
incorporating 
mitigation 

Recreational 
users of 
Leicestershire 
Round long-
distance 
footpath 

Minor Adverse Minor Adverse Negligible Negligble 

Recreational 
users o 
footpath S70/1 

Moderate 
Adverse 

Moderate 
Adverse 

Minor Adverse Minor 
Adverse 

Transient and 
recreational 
users of 
Station Road 

Moderate 
adverse 

Major Adverse Minor Adverse Major 
Adverse 

Residents to 
the south 
(Godsons Hill 
and Station 
Road 

Major adverse Major Adverse Moderate 
Adverse 

Major 
Adverse 

Residents to 
the east of the 
site  

Not assessed Major Adverse Not assesssed Moderate 
Adverse 

     

 

8.38 My assessment of the 31 individual views as shown in Appendix 3 which include a number of 
the agreed viewpoints  but also include additional viewpoints is as follows: 
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8.39 6 views (Viewpoints 4, 5,6,7,8,9,) have residual effects post occupation and mitigation of 
Major Adverse mainly from Station Road and residential properties.  

8.40 2 view (Viewpoint 11, 12) from Station Road has Moderate/ Major adverse  

8.41 3 views (Viewpoints 1,2, 25) have Moderate Adverse impacts 

8.42 2 view (viewpoint 3,10) has Moderate/ Minor Adverse impacts 

8.43 7 views (Viewpoints18,19,20,21,23,24,  have Minor Adverse impacts mainly from recreational 
users of footpath S70/1,  

8.44 3 view (Viewpoint 22, 30,31) for footpath to the south of Market Bosworth has Minor adverse/ 
Negligible impacts  

8.45 9 views (Viewpoints 13,14,15,16,17, 26,27,28,29) have negligible impacts mainly from long 
distance views. 

8.46 The Committee Report paragraph 8.43, confirms that LUC (who were providing landscape 
advice at that stage) agreed with my view with regard to the impacts from Station Road and 
on Vista 11 as set out below. 

8.47 With regard to ‘Vista 11’ LUC concluded that the photomontage indicated that, even with 
bungalows to the east of the site, views towards open countryside to the northwest would be 
almost entirely restricted leaving a narrow view to the north.  

8.48 They observed that from Station Road and Godsons Hill much of ‘the extensive views of north 
west Leicestershire’ for which Vista 11 is considered important would be lost.  

8.49 Indeed, when assessing the occupation phase effects (year 1 and year 15) on views available 
to residents on Godsons Hill and Station Road, LUC concluded that the introduction of the 
proposed development would cause a high magnitude of change and would result in a Major 
Adverse level of effect in that the development would be irrevocably visually intrusive and 
would disrupt fine and valued views both into and across the area. 

Summary of Visual Effects 

8.50 A summary of visual effects assessment  is as follows: 

• The Appellant has not taken the correct approach to View 1 and has not considered 

the kinetic nature of viewpoint along Station Road 

• They have interpreted View 1 as a very narrow viewing cone along Station Road. The 

field of view as measured off the plan within the design and access statement shows 

the field of view as only 6 degrees rather than  a human field of view which ranges 

between 40-155  degrees horizontally 
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• The designation of View 1 in the MBNP was intended to protect extensive views, 

towards the wooded escarpment of Market Bosworth for those travelling east along 

Station Road. This view will be significantly adversely impacted by the proposed 

development with built form visble in the open countryside to the west of the wooded 

backdrop. 

• The Appellant has however not approached Vista 11 in a manner which reflects the 

text as MBNP section 6.1 q as a wide vista. They have interpreted it as a very narrow 

vista with the field of view as measured off the plan within the design and access 

statement shows the field of view to be only 7 degrees 

• Visual receptors did not consider recreational users of footpath on Station Road 

• Visual receptors did not consider resident at home to the east of the site 

• I disagree with the assessment of visual impacts from transient and recreational users 

of Station Road as follows. My assessment is that views from Station Road with a high 

magnitude of change  and a high sensitivity will be Major Adverse (Rather than 

Moderate Adverse as stated in the LVIA) during  construction  and Major Adverse 

residual effects post occupation (rather than Minor Adverse as stated in the LVIA) 

• From the Appellant’s Viewpoint 10 and my Viewpoint 11, what is clearly apparent is 

that the existing view is of a rural landscape with the Site clearly visible in the centre 

of the view. Existing vegetation and trees down Station Road screen the development 

to the south of Station Road. The view from this location also emphasizes the rising 

topography and openness of the fields up to the woodland spinney on the edge of 

Market Bosworth on higher ground. The introduction of residential development in this 

view will create permanent Major Adverse impacts to the appreciation of this view 

which is characteristic to both Market Bosworth and the wider local landscape 

character area. 

• Impact of residents to the south (Godson’s Hill and Station Road)  will be Major 
Adverse during construction and post occupation ( Whereas the appellants LVIA 

states Major Adverse during construction and Moderate Adverse post occupation.) 

• Impact on residents of woodlands to east of Site will be Major Adverse during 

construction and Moderate Adverse post occupation. This viewpoint was not 

considered by LVIA. 

 



Landscape Proof of Evidence: Station Road, Market 
Bosworth 

 
 

 

 

HIN0691 
November 2021 

53 

Conclusion 

8.51 Having considered both landscape effects and landscape visual impacts of proposals I 
conclude  the following: 

• There will be significant harm to View 1 and there will be major adverse residual effects 
on recreational users of Station Road  

• The proposal also causes harm to key characteristics of Vista 11 identified within the 
MBNP leaving only a narrow view of the open countryside to the north in conflict with 
Policy CE3 of the MBNP which seeks to resist new development which has a significant 
adverse impact on any important view or vista in line with LUC landscape consultants 
view 

• There will be significant harm arising from the loss of open countryside and views from 
Station Road and creating linear ribbon development to the north of Station Road 

• There will be significant harm to residents on Station Road / Godson’s Hill as the 
development will result in major adverse residual effects 

8.52 I agree with Hinckley and Bosworth Council’s Planning Committee that there will be a 
significant level of harm/adverse effect arising from the development in landscape and visual 
terms. 

8.53 The weight to this harm and the applicable planning policy conflicts are addressed in the 
Planning Proof of Evidence. 

 

 


