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Wiktoria Sypnicka

From: Cathy Monkman <clerk@marketbosworth-pc.gov.uk>
Sent: 20 September 2021 14:52
To: Humphrey, Elizabeth
Subject: APP/K2420/W/21/3279808, Land at Station Road, Market Bosworth, Leicestershire
Attachments: Mkt Bos PC Richborough  APP_K2420_W_21_3279808 covering letter.pdf; Mkt Bos PC 

Richborough APP_K2420_W_21_3279808 objections (final).pdf; Independent LVIA Review  - 
Proposed Residential Development Station Road Market Bosworth V5.pdf; JJ Churchill letter Feb 
2021.pdf; JJ Churchill letter May 2021.pdf

Categories: 3P - 3279808 (Hinckley & Bosworth)

Dear Ms Humphrey 
  
Please find attached for your consideration the following documents from Market Bosworth Parish Council regarding 
the above referenced planning Appeal: 
  
1) Covering letter 
2) Document of supplementary information 
3) Independent Landscape Review 
4) 2 x JJ Churchill letters 
  
Regards 
  
Mrs Cathy Monkman 
Parish Clerk 
  
  
Market Bosworth Parish Council, Parish Council Office, Parish Hall, Park Street, Market Bosworth, CV13 0LL. Tel: 
01455 291867. Website: www.marketbosworth-pc.gov.uk      
  
This email (including any enclosures and attachments) may contain confidential information and may be privileged. If you are not the intended 
addressee you may not use, forward, copy or disclose any information contained in this message. If you have received this email in error, please 
advise the sender immediately and delete this email. Market Bosworth Parish Council accepts no responsibility for any loss or damage which may 
be caused by software viruses or interception/interruption of this email. Consider the environment, save paper and only print this email if necessary. 
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MMMAAARRRKKKEEETTT   BBBOOOSSSWWWOOORRRTTTHHH   PPPAAARRRIIISSSHHH   CCCOOOUUUNNNCCCIIILLL   
   
Parish Council Office            Parish Clerk 
The Parish Hall       Mrs Cathy Monkman 
Park Street 
Market Bosworth      Tel: 01455 291867 
Nuneaton      clerk@marketbosworth-pc.gov.uk 
Warks        www.marketbosworth-pc.gov.uk 
CV13 0LL           
 
The Parish Office is open Thursdays 10.00 a.m. – 1.00 p.m. and other times by appointment 
         

 

For the attention of Elizabeth Humphrey 
Planning Inspectorate 
 
By email: Elizabeth.Humphrey@planninginspectorate.gov.uk 
 
 
20 September 2021 
 
 
Dear Ms Humphrey 
 
Re: APP/K2420/W/21/3279808, Land at Station Road, Market Bosworth, Leicestershire, Residential 
development up to 63 dwellings with associated access, landscaping, open space and drainage 
infrastructure (Outline - access to be considered)  
 
Thank you for your letter of 24 August 2021 inviting the Parish Council to comment on the above 
mentioned planning appeal.  
 
Market Bosworth Parish Council previously submitted objections to the planning application. Please now 
find enclosed for your attention the following documents which build on those objections and raise further 
pertinent points which we trust will be given due consideration: 
 

1. Document of supplementary information 
2. Independent Landscape Review: Proposed Residential Development, Land off Station Road, Market 

Bosworth 
3. JJ Churchill letter Feb 2021 
4. JJ Churchill letter May 2021 

 
Yours sincerely 
 

C M Monkman 

 
Mrs Cathy Monkman 
Parish Clerk  
 

 



 

Market Bosworth Parish Council 

 

 

 

 

 

 

Supplementary information in respect of 

Appeal Ref: APP/K2420/W/21/3279808 

 

 

Residential development up to 63 dwellings with associated 

access, landscaping, open space and drainage infrastructure 

(Outline - access to be considered). 

LOCATION : Land At Station Road Market Bosworth 

Leicestershire 



Introduction 

1.1 Market Bosworth Parish Council (MBPC) supports the statement in ‘The Appellant Statement of 

Case’ (ASOC) para 1.2 that:  

“The Appellant is firmly of the view that a Public Inquiry is the most appropriate procedure in 

which to test the matters in dispute between the main parties.”  

MBPC believes the unanimous decision made by full council was fully justified and in line with the 

previous history for refusal of previous applications on this site. The grounds are clearly specified 

within the decision statement: 

“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 safeguarded 

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.” 

1.2 The appellant has gone to great lengths in their attempt to underplay the value of this specific 

location. The plethora of documents submitted by the applicant fail to provide any ‘substantive 

evidence’ that the application is for nothing more than a housing development on an easy to 

develop site. Whilst appropriating the phrase sustainable development the appellant has not 

satisfactorily defined how or why the proposed development is sustainable in terms of its impact on 

Market Bosworth. No respect for the ambiance and landscape setting of the rural settlement, or the 

long-term impact on the character of this small rural town is given. Much of the appellant’s 

supporting evidence fails to satisfactorily address the key points identified in the decision notice and 

only serves to obfuscate the basic principles breached. MBPC has neither the financial resources nor 

the manpower of a corporate developer and has had just 3 weeks of ‘volunteer time’ to respond to 

the plethora of documentation submitted by the appellant. MBPC will also address specific 

inaccuracies in the ASOC which, whether accidental or deliberate, at best mislead the reader and at 

worst compound a disregard for truthful evidence. 

1.3 MBPC hopes to demonstrate the appeal should not be upheld based on relevant planning 

guidance in the NPPF and NPPG as well as the specific Local Plan and Neighbourhood Plan policies 

identified in the LPA decision statement. The rationale is set out for key points outlined in 1.4.1 to 

1.4.4 and developed in Sections 2 to 6. 



1.4.1 the significant harm that would be caused to: 

a) specific landscape, views and vista affected if the development were to be permitted and a 

detrimental impact on the character approach into Market Bosworth from the west  

b) the future delivery and updating of Market Bosworth Neighbourhood Plan 

1.4.2 contest the ASOC rationale that this development provides sustainable development 

1.4.3 consideration has not been given to the impact to the current and future operations of a 

significant employer under the principle of agent for change 

1.4.4 consider other material evidence relevant to this planning application  

Addressing key points  

Causing significant harm to: 

a) specific landscape, views and vista affected if the development were to be permitted and a 

detrimental impact on the character approach into Market Bosworth from the west.  

2.1 The specific setting for the proposed development is on agricultural land outside the settlement 

boundary of Market Bosworth. It is a specific site which for many years has been valued by residents, 

commuters and visitors who travel on foot, cycle, car, bus or other transport as a gateway to and 

from the ‘town on an open wooded hilltop’. Consideration has been given to development of this 

site by various administrations. In consultations for a previous Local Plan the option for developing 

this same site was proposed and overwhelmingly opposed. At examination the Inspector stated that 

development of this site would:  

“bring housing in depth which is not characteristic of the area and would create a new leading 
edge on the north side of the road and would have an unacceptable impact upon the setting of 
Market Bosworth”.  

2.2 The importance of this setting was identified by 93.3% of Market Bosworth Neighbourhood Plan 

(MBNP) consultees responding to the questionnaire seeking a view on this approach to the town 

being an essential characteristic of Market Bosworth.  Furthermore, the majority of residents 

identified the preference for mixed use development on the south side of Station Road. Following a 

visit to the area and looking at the options offered to the residents the Neighbourhood Plan 

Examiner in 2015 commented in his report that: 

“development on land to the north of Station Road would result in a significantly more 

urbanised approach to the town”.  

2.3 The Neighbourhood Plan policies are based upon the background and context of a specific small 

rural town. The MBNP draws on the written word from books, planning background documents 

together with the responses from the community who became immersed in the development of the 



Plan. When embarking on the Plan journey Planning Aid advised that providing the relevant 

contextual information to support the rationale for policies as Neighbourhood Plans was paramount. 

The expectation was that as amateurs MBPC would probably not get the policies perfect, but these 

would be checked by professional support and the examiner. However, getting the local context and 

demonstrating why they are important to the community underpins the essence of a 

Neighbourhood Plan. MBPC maintains that all the MBNP policies in respect of the Character and 

Environment are founded on the results of community consultation and the Plan provides a sound 

context for the relevance of MBNP policies CE3 and CE5 to be used in the HBBC decision statement 

for refusal. 

 

2.4 In 2019 the response to an appeal by Kyngs Golf Course for a small development of 9 wooden 

lodges and 6 courtyard cottages on the land to the north recognised the intrinsic value of this 

landscape. The inspector in dismissing the Appeal (ref APP/K2420/W/18/3218401) commented in 

respect of the 9 lodges element of the application: 

“31. From the elevated railway bridge on Station Road, the lodges would appear conspicuous 

on the raised ground, forming a more intensive and urbanised form of development in contrast 

with the isolated, detached dwellings on the hillside. The appellant’s SLLVA assesses both the 

value and sensitivity of the views from this point as high, with ‘major-moderate adverse 

effects’ in the short term and ‘moderate adverse’ in the long term. I accept that the landscape 

is not valued at a national or regional level, but it is given local importance within the MBNP. 

Therefore, whilst the lodges would form part of a supported recreational use on the wider site, 

their conspicuous position at high level would harm the character and appearance of the 

landscape 

“32. For these reasons, overall, the proposal would conflict with Policies DM1, DM4 and DM10 

of the SADMP, with Policies CE1, CE3 or CE5 of the MBNP which together require development 

to complement or enhance the character of the surrounding area and seek to protect the 

intrinsic value, beauty, open character, and landscape character of the countryside. There 

would also be conflict with the Framework’s recognition of the intrinsic value of the 

countryside.” 

2.5 A comparison could be drawn with another appeal Ref: APP/K2420/W/20/3256425 in December 

2020. This case related to an application for a single dwelling in a different location in Market 

Bosworth but subject to the same policies due to its proposed location being outside the settlement 

boundary, in open countryside impacting upon a view and vista. Paragraphs  6-9 in the decision 

report 21/12/2020 give a detailed rationale of the value of open countryside in a key rural 

settlement and the value of locally determined landscape assets.  Para 10 concludes:  

“On this main issue I find that the appeal proposal would have a harmful effect on the 

character and appearance of the area arising from the development of the proposed dwelling 



beyond the designated settlement boundary on land designated as an important Local Green 

Space. As such, the proposal conflicts with CS Policy 11, SADMP Policies DM1, DM4, DM10 and 

NP Policies CE1, CE2 and CE3. Policy DM1 reflects the presumption in favour of sustainable 

development. Policy 11 establishes the settlement hierarchy subsequently set out in more 

detail in Policy DM4. Policies DM10 and CE1 highlight the importance of high-quality design 

and the need to respect the local context and character. Policies CE2 and CE3 protect Local 

Green Spaces and views and vistas respectively. I also find these policies to be consistent with 

the approach in the Government’s National Planning Policy Framework (the Framework).” 

2.6 In March 2021 the decision statement for application 20/01035/CONDIT for  

Removal of condition 3 (agricultural occupancy) of planning permission 76/0313/4M which 

granted permission for a new dwelling Wharf Farm Station Road Market Bosworth Nuneaton 

Leicestershire 

stated the following reason for refusal : 

“The site lies within the countryside where unsustainable development is resisted. Condition 3 

ensures that the residential dwelling provides accommodation for a rural worker which is 

classed as sustainable development under Policy DM4 of the Core Strategy. Market Bosworth 

is a largely rural area. It has not been demonstrated that there would be no other persons 

within the broader local area who would meet the requirements of condition 3. To remove the 

condition would be contrary to Policies DM4 and DM5 of the Core Strategy, Policy CE5 of the 

MBNP and advice in the NPPF which all seek to protect the countryside from unsustainable 

development.” 

Wharf Farm is immediately adjacent to the site being considered at this appeal. The appellant’s land 

is separated from this Wharf Site by a hedgerow. All the land in question, Wharf Farm and the 

appellant’s site are outside the parish settlement area and form the character area of open 

countryside the approach into Market Bosworth from the West or equally to exit in the opposite 

direction. Given the decision earlier this year determined that the development of a single bungalow 

built on this countryside that does not meet the condition of use for agricultural occupancy would be 

considered unsustainable development for this area, MBPC contends the refusal reason is equally 

valid for the site under consideration at this appeal. 

 

2.7 The HBBC public report pack for the Planning Meeting held on 25 May 2021 at which the 

application was placed before the planning committee (Agenda item 8) para 5.2 summarises 

objections raised; number 18) in the list states: 

“The proposal would have significant harm on the landscape and a detrimental impact upon 

the character of Market Bosworth. A review of the LVIA has been undertaken and submitted by 

a local independent consultant which confirms this statement.” 



2.8 The public report pack (para 8.41 page 31) presented to councillors prior to the planning 

committee meeting summarises a detailed 52-page independent review of the appellant’s landscape 

assessment as below: 

“A review of the LVIA has been submitted to accompany a letter of objection from a local 

business. The review concludes that the proposal would lead to a permanent ‘Major adverse 

change in the landscape character of this site and its setting.’ The site would change to a 

housing estate which would adversely affect the rural setting of Market Bosworth. The review 

states that the LVIA submitted with the application “down-plays” the landscape effects and 

visual effects of such a development change from rural to urban character on the site. The 

review also states that the LVIA “down-plays” the impact on View 1 as a very narrow ‘tunnel 

vision’ along Station Road would be created. Vista 11 would also be lost being replaced with a 

very narrow new Vista about 85 metres to the east. The Review concludes that there would be 

permanent long-term ‘major adverse’ landscape effects to the site and permanent ‘minor 

adverse’ landscape effects to the LCA-C Bosworth Parkland. Following completion of the 

project after mitigation the review concludes that there would be permanent long-term ‘major 

adverse’ visual effects on recreational users of the public footpath along Station Road, for 

residents along Station Road and Godsons Hill and for residents of woodland on the eastern 

boundary of the site.” 

This summary is in accord with the independent judgements made in respect of the landscape value 

of this location referenced in 2.1 to 2.6 above. MBPC believes this report provides significance 

evidence of the importance of this landscape and the MBNP Views and Vistas whilst demonstrating 

the appellant has ‘downplayed’ the value of landscape in a rural area. MBPC has been granted 

permission to provide the independent review commissioned when the application was submitted 

to HBBC. This is attached as the ‘Landscape Review Feb. 2021’ 

2.9 The ASOC para 4.4 states Reason for Refusal (RfR) 1 as: 

“RfR1 alleges that the appeal proposal would be harmful to the character and appearance of 
the area, with reference to Important View 1 and Vista 11 of the MBNP ……..” 

2.9.1 Paras 4.5 to 4.9 attempt to justify that a rebuttal of the decision notice in relation to the MBNP 

views and Vistas 11 i.e., that:  

“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.”   

2.9.2 The ASOC para 4.5 states: 

“The Framework requires that planning decisions recognise the intrinsic character and beauty 

of the countryside. It will be demonstrated that the appeal proposal meets this requirement by 

making appropriate provision for the proposed dwellings to be set back to maintain recognised 

views and by providing extensive public open space within the proposed development. 



Furthermore, the appeal proposal also creates a new vista on land which is not currently 

accessible to the public.” 

2.9.3 MBNP contests the validity of the ASOC para 4.5 statement for the following reasons: 

a) The Views and Vistas map in the MBNP clearly identifies that a view is a designated line of 

sight with the endpoint towards the town centre and a vista is a wide angle panorama looking 

outwards from a defined point.  

b) View 1 cannot be mitigated by setting back the houses out of view as the line of sight 

embraces almost the entire fields.  

View 1 line of sight towards the town from the pavement. 

c) Similarly, the existing Vista 11 is not simply a set of words in a policy but is defined in the 

Neighbourhood Plan through a contextual narrative and photographs. eg MBNP page 32: 

“11 - 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 northwest 

Leicestershire.”  

 

d) The creation of a new ‘vista on land which is not currently accessible to the public’ cannot 

mitigate against the destruction of an existing Vista. If permitted this development would 

obliterate MBNP Vista 11, an open panorama freely visible to all for time immemorial. 

2.10 Vista 11 is visible and admired by cyclists and those in motor vehicles as well as pedestrians. 

Residents and visitors from various locations, Steam railway, Marina and Bosworth Water Park pass 

this open landscape with a panorama extending to a horizon some 30 miles distant. This Vista 

cannot be moved elsewhere into land behind the housing development without making a detour by 

pedestrians and would not be visible to the motor vehicles, cyclists and passing visitors. 



2.11 Should MBPC wish to change a Vista it would be considered a major modification and material 

change to the Neighbourhood Plan. As such it would require regulation 14 and regulation 16 

consultations and referendum. It is wholly inappropriate for a developer to claim their application 

provides sustainable development if they simply wipe away such a significant visual amenity that is 

integral to the character of an historic rural settlement without it being considered significant harm. 

2.12 The Market Bosworth Design Codes final report produced by AECOM March 2021 as a 

supplementary document for implementation in the impending modification of the current 

Neighbourhood Plan states:  

Page 18:  

“The views and vistas on the plan above are safeguarded in the adopted 

neighbourhood plan so that newly built developments do not detract from the 

quality or character of the town.” 

Page 22: 
“SD.1. Advocate for Sustainable Development. Development proposals that comply 
and meet the requirements of Local Plan and Neighbourhood Plan policy will be 
permitted. Development proposals that have an adverse effect on their surroundings 
will not be permitted.” 

 
Page 23: 

“NE.1. Safeguard the Countryside & Settlement Separation. Protect the intrinsic 
value, beauty, open character and landscape character of the countryside by 
promoting sustainable development that does not undermine the physical and 
perceived separation between settlements and the rural landscape.” 
 

Addressing key points  

Causing Significant harm to  

b) the future of Neighbourhood Planning in Market Bosworth  

3.1 Market Bosworth Neighbourhood Plan (MBNP) was made in 2015 and was endorsed at 

referendum with a resounding 89% Yes vote. The MBNP designated land for sustainable 

development to the south of Station Road for a mixed-use development for housing and business 

use. The MBNP identified a housing requirement of 100 plus houses. The examiner’s report states:  

“It is very apparent from the Market Bosworth Neighbourhood Plan and the supporting 
documentation that the preparation of the Plan has been driven by the pride that the 
community takes in Market Bosworth together with a clear wish to define what it is that 
makes the town special and to ensure that this distinctive character is maintained. At the same 
time there is a recognition of the need to accommodate some new development in order to 
meet the housing requirements of the local community, to provide for new business 
development and to comply with the strategic policies of the development plan. There has 
been extensive involvement of all sections of the community in the preparation of the Plan and 



a good level of co-operation between the steering group leading the preparation of the 
Neighbourhood Plan and Hinckley and Bosworth Borough Council.” 

3.2 The NPPG para 006 states: 

Does a neighbourhood plan have the same legal status as the local plan? 
A neighbourhood plan attains the same legal status as a local plan (and other documents 
that form part of the statutory development plan) once it has been approved at a 
referendum. At this point it comes into force as part of the statutory development plan. 
Applications for planning permission must be determined in accordance with the 
development plan, unless material considerations indicate otherwise (see section 38(6) of the 
Planning and Compulsory Purchase Act 2004). 

Paragraph: 006 Reference ID: 41-006-20190509 Revision date: 09 05 2019 

3.3 The NPPG para 084 states: 

When will it be necessary to review and update a neighbourhood plan? 
A neighbourhood plan must set out the period for which it is to have effect (section 38B(1)(a) 
of the Planning and Compulsory Purchase Act 2004). Neighbourhood plan policies remain in 
force until the plan policy is replaced. 
There is no requirement to review or update a neighbourhood plan. However, policies in a 
neighbourhood plan may become out of date, for example if they conflict with policies in a 
local plan covering the neighbourhood area that is adopted after the making of the 
neighbourhood plan. In such cases, the more recent plan policy takes precedence. In addition, 
where a policy has been in force for a period of time, other material considerations may be 
given greater weight in planning decisions as the evidence base for the plan policy becomes 
less robust. To reduce the likelihood of a neighbourhood plan becoming out of date once a 
new local plan (or spatial development strategy) is adopted, communities preparing a 
neighbourhood plan should take account of latest and up-to-date evidence of housing need, 
as set out in guidance. 

Communities in areas where policies in a neighbourhood plan that is in force have become 
out of date may decide to update their plan, or part of it. The neighbourhood area will 
already be designated, but the community may wish to consider whether the designated 
area is still the most suitable area to plan for. 

Paragraph: 084 Reference ID: 41-084-20190509 Revision date: 09 05 2019 

 
3.4 As there have been no modifications as yet to the LPA Local Plan and the draft new Local Plan 

has only just reached the stage of regulation 18 consultation process, the MPNP cannot be in conflict 

with the Local Plan. 

3.5 The Bosworth Vision Planning Group (BVPG), a working party of the Parish Council, has 

continued to work diligently to ensure the Plan remains valid and is continually prepared for the 

updating in line with a new local plan. This has been undertaken by the ongoing monitoring and 

evaluation of the Plan, the preparation of supporting evidence and documents and implementing a 

minor modification with an updated housing needs assessment carried out by AECOM completed in 

June 2020 providing an evidence based housing needs requirement in the absence of data from the 

http://www.legislation.gov.uk/ukpga/2004/5/section/38
http://www.legislation.gov.uk/ukpga/2004/5/section/38
http://www.legislation.gov.uk/ukpga/2011/20/schedule/9/enacted
http://www.legislation.gov.uk/ukpga/2011/20/schedule/9/enacted
https://www.gov.uk/guidance/neighbourhood-planning--2#evidence-to-support-a-neighbourhood-plan


LPA. MBPC and BVPG have worked extensively since the referendum with community support and 

the full knowledge of HBBC on the following activities:  

 
a) The preparation of a Design Brief for the allocated site for development 

 
b) A significant piece of community involvement to prepare the ‘Tree and Hedgerow’ survey, an 

undertaking to identify all the mature trees, spinneys and ancient hedgerows in the parish of 

Market Bosworth as these features are key characteristics to the character of this small town 

and rural landscape throughout the parish. The final document was nominated as a finalist in 

the category for Excellence in Planning for the Natural Environment at the Royal Town 

Planning Institute (RTPI) Awards for Planning Excellence 2019 

c)  A significant piece of work to address community concerns in respect of pedestrian safety 

and traffic management especially in the town centre. These were incorporated within the 

Neighbourhood Plan as aspirations for due consideration. Four key priority aspirations were 

identified as:  
 

1) The need for a footpath from the canal bridge to the Water Park.  
2) Improving traffic management (speed and parking)  
3) Improving pedestrian safety in the town centre  
4) Improving town centre parking for residents and visitors to access shops and services 

After a Phase 1 assessment, a proof of concept scheme to implement a holistic solution the 

outcomes were subject to a 2 day public and stakeholder event. The events were extremely 

well supported and positive support given enabled us to move forward with Phase 2 of the 

project.  

d) Commissioning AECOM to undertake an independent Housing Needs Assessment (HNA) to 

ensure the Neighbourhood Plan figure remains up to date. The final HNA was produced in 

July 2020 and derived using the latest government method for calculating the Housing 

Needs Requirement (HNR) of 108 for the current MBPC plan period 2014-2026. The HNR 

figure of 108 was not incompatible with the original HNR identified as 100+. The document 

was initially submitted to HBBC for incorporation as a minor modification in August. In April 

2021 HBBC placed the following public notice. 

http://www.rtpi.org.uk/events/awards/awards-for-planning-excellence/


 

e)  The HNA identifies that Market Bosworth will exceed the Housing Needs Requirement for 

the current Plan period with existing completions and commitments undertaken in the 

current plan period.  

 

f) Working with HBBC, landowners, stakeholders and the consultants to develop the Market 

Bosworth Masterplan for the designated mixed-use development on the south side of 

Station Road to fruition. The Masterplan was adopted by HBBC on 18 May 2021 

 

g) Commissioning of Dharmista Patel (MRTPI) to undertake an independent review of the 

Neighbourhood Plan to ensure it is still in conformity with Basic Conditions on request of 

HBBC as part of our submission of the independent HNA as a minor update. The review 

dated December 2020 concludes:  

“The policies in the MBNDP 2014 to 2026 are in general conformity with the NPPF 
2019 and HNA. No changes will be made to existing Neighbourhood Plan policies.” 
 

h) Working with HBBC, landowners, stakeholders and the consultants to develop the Market 

Bosworth Masterplan for the designated mixed-use development on the south side of 

Station Road to fruition. The Masterplan was adopted by HBBC on 18 May 2021 

i) Commissioning of AECOM to produce a Design Codes report to meet likely requirements as 

the Plan is reviewed and updated. The Design Codes document was approved in March 

2021. 

j) An independent Housing Needs Survey carried out by Midlands Rural Housing concluded in 

November 2020 and reported to MBPC and HBBC in August 2021 



k) An independent review by consultants from Design:Midlands of the Neighbourhood Plan 

policies to consider conformity with emerging Local Plan, revisions to NPPF 2019 and other 

impending national strategies and to form the basis of requirements that might need 

addressing in the major Plan update. The report has not identified any policies that are not 

in conformity with Local Plan Policies or the NPPF 2019 Review Report submitted. 

3.6 MBPC and BVPG believe they have done everything possible to maintain the MBNP and ensure it 

remains valid and not in conflict with NPPF, NPPG and other Neighbourhood Plan guidance. MBPC 

therefore contests the appellant’ statement in the ASOC Appendix EP4 in respect of Neighbourhood 

Plan Policies CE3 and CE5 that: 

 

“It is considered that relevant policies are out-of-date and the Appellant’s case in respect of 

policy matters will be set out in evidence to the Inquiry.” 

3.7 The community are pro development and MBPC and BVPG with community consensus have 

supported the adopted Masterplan (3.5f) for the mixed-use development and supported the current 

application for a further development on the south of Station Road 20/00131/FUL for an additional 

73 dwellings. These two developments will provide a minimum of 177 new homes which together 

with 34 others already built within the current Neighbourhood Plan period demonstrate a doubling 

of the initial housing needs requirement. 

3.8 As MBPC represents a small population, it is closely in touch with and well aware of concerns of 

the community.  The community have been fully informed on the ongoing work of MBPC and BVPG. 

The community have engaged with and supported the work carried out since the adoption of the 

MBNP evidenced by outcomes in para 3.5 (a-i). Should this appeal be upheld the message to the 

community that the three and a half years of developing a Neighbourhood Plan and the six years of 

hard work since to implement it, will have been in vain. The community have clearly supported 

sustainable development not only at referendum in 2015 but through the full consultations held by 

HBBC for the Masterplan. If permitted this disruptive application to build on land not only outside 

the settlement boundary but on a specific area identified as having special landscape value would 

seriously jeopardise the support for the updating of the Plan for the period 2020 to 2039 currently 

underway. The MBNP is a legal document for the Plan period 2014-2026 yet the ASOC clearly 

disregards the majority consensus that this is not an appropriate location and contravenes local plan 

and neighbourhood plan policies purely on the basis of the perceived argument that HBBC do not 

have 5 year land supply.  

 



Addressing key points  

MBPC contests the ASOC rationale that this development provides sustainable development 

4.1 The ASOC para3.5 states: 

“The lack of a five-year housing land supply renders the policies which are most important to 

the determination of this Appeal out of date and consequently, the Appeal should benefit from 

the presumption in favour of sustainable development under Paragraph 11d of the Framework 

(the ‘tilted balance’).” 

The lack of a 5-year land supply does not render policies out of date – they might carry less weight in 

the tilted balance. The Neighbourhood Plan as shown through paras 3.1 to 3.8 has policies that have 

been shown to meet basic conditions of current NPPF requirements and every effort has been made 

to keep the MBNP up to date in respect of its housing needs requirement and to bring the 

designated site forward through the Market Bosworth Masterplan SPD May 2021. 

4.2 The ASOC uses the phrase sustainable development multiple times in reference to this appeal 

and their supplementary documents are liberally sprinkled with the same phrase as though use of 

this generic term is an automatic rite of passage to gain approval for a planning permission. This is 

misleading and ill defined. 

4.3 The concept of sustainable development is complex and even within the context of the NPPF was 

the subject of considerable debate of many years. The principles of sustainable development must 

embrace nuances of its meaning at global, international, national, regional, local as well as at 

community level. Paragraph 9 in the NPPF is rarely mentioned in planning applications or by officers 

when making decisions, however this paragraph is crucial when dealing with all Local and 

Neighbourhood Plans. Paragraph 9 states: 

“These objectives should be delivered through the preparation and implementation of plans 
and the application of the policies in this Framework; they are not criteria against which 
every decision can or should be judged. Planning policies and decisions should play an active 
role in guiding development towards sustainable solutions, but in doing so should take local 
circumstances into account, to reflect the character, needs and opportunities of each area.” 

 
MBPC contends that this appeal should take full cognisance of the character, needs and 

opportunities of this area which are relatively unique and should be recognised as significant factors 

alongside all relevant planning policies in the decision-making process. Paragraphs 4.3.1 to 4.3.6 

provide a context for this assertion which will be borne out on visiting Market Bosworth. 

4.3.1 Reference earlier para 2.5: “The site lies within the countryside where unsustainable 

development is resisted.” 



4.3.2 Market Bosworth is a small rural town with considerable heritage and a long association with 

the Battle of Bosworth 1485. The evolution of the Country Park, the reopening of the Ashby Canal, 

the Quincentenary of the Battle of Bosworth and the opening of the nearby Battlefield Heritage 

Centre, The Battlefield Line steam railway operating between Market Bosworth, Shenton and 

Shackerstone, Bosworth Water Park and the new Marina have all added to the significant visitor 

experience.  

4.3.3 There are many assets that attract visitors: the general ambiance of the historic town centre, 

the nature of its geographical location, medieval town centre infrastructure and its proximity to 

access open countryside and rural walks. In the latter half of the 20th century Market Bosworth has 

become a desirable destination for rambling associations as the town sits on the Leicestershire 

Round, plus there are many other walks for example to the Battlefield Centre, or along the Sutton 

Lane a ‘Gated Road’ historically a unique drovers track to the village of Sutton Cheney. In the 21st 

century Market Bosworth has become a popular centre for cyclists, whether individuals, informal 

cycling groups or cycling clubs as the locality provides a varied landscape within and immediately 

bordering the parish of Market Bosworth.  

4.3.4 The nature of town centre businesses has subsequently adapted since the 1960s to meet the 

changing customer need. As the shift for essential shopping moved from local provisions stores to 

supermarkets in larger towns, the traditional provisions outlets began to close. The 4 butchers shops 

diminished to 2 then 1 which finally closed its doors last year. The many grocery/provisions shops 

dwindled to just the Co-op. However, the number of restaurants, cafes and tea rooms has 

proliferated as have the conversion of several shops to niche and specialist shops which themselves 

attract visitors. The local economy is now sustained considerably more by visitors than residents. 

4.3.5 Bosworth Marina opened in 2017 and has mooring for 150 narrow and small cruising boats. 

However, whilst there is a small general store on the marina many people do utilise the shops, cafes 

and restaurants so contribute to the visitor economy.  

4.3.6 Permissions have recently been granted for change of business use to Bosworth Water Park to 

convert it to Bosworth Lakeside Lodges. This will shift the focus from day visitors to the venue to 

‘holiday lets’ which again will significantly add to the local visitor economy but also a wider visitor 

economy as visitors staying 1 or more weeks will wish to visit other attractions in both the East and 

West Midlands.  

4.4 The economy of Market Bosworth will benefit very little by the addition of more housing. New 

residents will purchase provisions from supermarkets in other towns or have online deliveries. The 

large proportion of household spending benefits the nearby urban areas where supermarkets are 



situated and the increase in online shopping does not benefit our community or the immediate 

economy. The appellant has not considered that the 63 houses in a rural town will mean additional 

car journeys for work, for shopping, for leisure activities and entertainment which is contrary to the 

principles supporting climate change, a key environmental element of sustainability. It is widely 

recognised that parking and traffic management is a major problem in Market Bosworth and this 

application adds significantly more development to that already proposed. It is potentially the straw 

that breaks the proverbial camel’s back in terms of accessibility to the town. MBPC understands 

visitors are attracted to the town for the reasons identified earlier but permitting developments on 

the landscapes identified for their value, views and vistas, open countryside or other rural criteria 

serves only to transform the rural location into an urban sprawl. This in turn reduces the desirability 

for visitors and reduces the economic benefits to the community. The MBNP site and the additional 

Sedgemere site, which is additional to the Neighbourhood Plan are both on the south of Station 

Road. Both have been supported, firstly in recognition there is need for additional housing borough 

wide and secondly that it is manageable within the parameters of the Neighbourhood Plan context 

and policies.  

4.5 The ASOC identifies several factors to support their view of providing sustainable development 

through this application. The bullet points are taken from the ASOC para 4.9: 

• The provision of market housing in a location with an identified need, where the Council is 

unable to demonstrate the minimum five-year housing land supply 

MBPC response - That need is for HBBC who may be unable to demonstrate their 5-year land supply. 

Market Bosworth has demonstrated through the independent HNA 2020 that it is on target to 

exceed its housing requirement. Developers see Market Bosworth as a quick win as it boasts 

desirable characteristics, and development on green field sites next to a main road is cost effective. 

A quick and easy opportunity to develop, thus maximising profit. It is notable that the developer has 

not shown any interest in taking up the offer of the Masterplan site through which they could bring 

forward considerably more houses. 

• The provision of affordable housing where there is an existing, ongoing shortfall in 

affordable housing delivery across the Borough and higher need going forward, which the 

Council recognises 

MBPC response - The provision of affordable housing is a requirement for all developments – the 

requirement plays little part in sustainability of this community where demand for affordable 

housing is low due to lack of employment in the town, limited public transport to access 



employment, no supermarkets or low-cost shopping, no entertainment facilities. The Midlands Rural 

Housing survey supports the limited identified need. 

• The provision of new publicly accessible green infrastructure includes open space, play 

equipment, a new vista and new tree planting 

MBPC response - Given that Market Bosworth is surrounded by publicly accessible green 

infrastructure and has two playgrounds with play equipment less than 150m away this is nothing 

more than box ticking exercise. MBPC has already demonstrated that a new Vista cannot be created. 

The appellant means they are creating a new point from which to a view a Vista which by default 

means the original Vista is no longer available. This is not sustainable as the Vista is no longer readily 

accessible without leaving the main highway therefore only pedestrians and possibly cyclists who 

detour from their journey can access the new Vista. 

• Economic benefits in respect of construction and supply-chain logistics as well as retaining 

local spend, contributing to the economic dimension of sustainable development. The 

increase in local expenditure to help sustain local facilities and services together with local 

authority benefits including New Homes Bonus payments and Council Tax revenues. 

MBPC response - The economic benefits identified such as construction and supply chain logistics 

benefit the businesses involved in the construction business which do not sustain the immediate 

economy of this area. An increase in local spending may be a short-term benefit as construction 

workers will no doubt utilise the Co-op for snacks and sandwiches or maybe utilise the takeaway 

outlets, but experience has shown short term additional customers do not help sustain business. 

Whilst the HBBC might gain from New Homes Bonus and Council Tax revenues these only go to 

provide the extra services that will be needed throughout the longer term and small developments 

provide little net gain to benefit a small community directly. 

Addressing key points  

Consideration has not been given to the impact to the current and future operations of a 

significant employer under the principle of agent for change 

5.1 With regards to the potential detrimental impact upon one of our largest and most valued 

employers there is a grave concern that the Agent of Change principle has not been applied in 

accordance with NPPF 2.  JJ Churchill is located extremely close to the application site and are a high 

value manufacturing company which has operated in Market Bosworth since 1941.  They specialise 

in the aerospace sector and provide a range of jobs from apprentices through to design and 



development.  The basis of the MBPC concern is that future noise complaints on public health 

grounds from newly constructed residential properties nearby would impact on future operations to 

such an extent that JJ Churchill would no longer be able to operate from the site, and either close or 

move.  This was also a significant concern in relation to the Charles Church application in 2014 for 

much the same site when the potential impact on JJ Churchill was identified as one of the grounds 

for refusal. 

5.2 MBPC is aware that a noise survey has been submitted by the applicant, however, this was 

wholly inadequate as it was carried out during daytime when the majority of JJ Churchill staff were 

on furlough and only very limited operations were ongoing in the buildings.  The community 

understands that in normal circumstances JJ Churchill regularly operate on 24-hour basis 7 days a 

week.  

5.3 MBPC are also aware that both the applicant and HBBC have referred to a noise survey carried 

out in 2013 by JJ Churchill themselves which they have relied upon as an indication of normal noise 

levels.  However, the majority of processes and operations have changed since then.  Any reliance 

on this analysis is therefore totally inappropriate. 

5.4 Given the above there is a clear threat to the future operations of JJ Churchill at a time when 

they should be supported in their plans to trade out of the huge challenge that the pandemic has 

brought to the aerospace sector in particular.  This is clearly a scenario where full consideration 

needs to be given to the principle of Agent of Change, the loss of JJ Churchill would not constitute 

sustainable development. 

5.5 Copies of JJ Churchill letters of objection dated 8th February and 17th May have been submitted 

for completeness.      

 

Addressing key points  

Other material evidence relevant to this planning application  

6.1 MBPC contests the accuracy of several statements within the ASOC which creates a flawed 

context for the rest of the rationale. The ASOC Background to the Application begins with the 

following statement: 

 “1.8 The Appellant will consider the planning history of the appeal site in evidence. It is 

relevant to note that on 19th August 2014, the Council resolved to approve a full planning 

application for 64 dwellings and associated works on land which included the western half of 



the appeal site (Council ref: 14/00674/FUL). That application was, however, subsequently 

refused by the Council some six months later due to a perceived change in circumstances.” 

The decision notice for 14/00674/FUL states:  

“In pursuance of its powers under the Town and Country Planning Act 1990, the Hinckley and 

Bosworth Borough Council refuses to permit the carrying out of the development referred to in 

Part I hereof for the following reason(s) :- 1. The development proposed would be premature in 

respect of the emerging Market Bosworth Neighbourhood Plan and would conflict with Policy 

BD2 which allocates an alternative site and Policy CE3 which seeks to safeguard important 

vistas. This would result in a significant and demonstrable harm by undermining the 

community's aspirations for growth through the neighbourhood planning process. The 

proposal would therefore be contrary to the emerging Market Bosworth Neighbourhood Plan, 

Policy 11 of the Hinckley & Bosworth Core Strategy 2009, Policies NE5 and RES5 of the Hinckley 

& Bosworth 2001 and the overarching intentions of the National Planning Policy Framework.” 

6.2 A previous application not referenced by the appellant 13/00520 for the same site was 

submitted to HBBC in 2013 and is pertinent as it was also taken to appeal. 

The application was refused, and the decision notice clearly provides solid evidence for refusal. The 

applicant subsequently elected to go to appeal. Having reviewed the appeal submissions, the 

planning inspector changed the appellant’s proposed hearing to an inquiry. A letter to HBBC from 

Sec. of State 19/05/2014 notified: 

“We have now been advised by the Planning Inspectorate that this appeal is to be dealt with 

by means of a Public Inquiry. Therefore, the hearing scheduled for 28 May 2014 has been 

cancelled. You will be notified once a suitable date for the Public Inquiry has been agreed.” 

On 28 August 2014 all parties were notified that the appeal was withdrawn. Extract from notification 

letter: 

“The inquiry arranged for 9 September 2014 has been cancelled because the appeal has been 

withdrawn.” 

This evidence does not support the contention of the appellant as stated in the ASOC that the 

Council supported any of the applications. 

Conclusion 

7.1 MBPC believes this report provides an insight into the complexities of neighbourhood planning 

within the planning framework, but that MBPC has endeavoured to do everything within its power 

to ensure the MBNP is up to date, policies are in conformity with current planning legislation and are 

working to bring a modified plan forward for the plan period to 2039 in line with the emerging Plan. 

The issues around the 5-year land supply are outside the control of the Parish Council but they feel 



strongly that this development would penalise them and the community through no fault of their 

own. MBPC believes that the summary of previous rulings identified in the November 2020 Planning 

Law Case Update, from Cornerstones Barristers (www.cornerstones.com) provides several 

judgements to support the view that the Neighbourhood Plan policies are not out of date and should 

be given full weight in the respect of tilted balance should HBBC not be able to demonstrate it has 

the 5 year land supply or particularly in ref to NPPF para 11d a 3 year land supply. 

Market Bosworth Parish Council, September 2021 

http://www.cornerstones.com/
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1.0  Summary 
 

1.1 David Hickie Associates has been commissioned by JJ Churchill Ltd to 
undertake of a review of the LVIA submitted by the applicant for a housing 
development at Land Off Station Road, Market Bosworth.   
 
1.2 Whist the submitted Landscape and Visual Impact Assessment (LVIA) 
appears to correctly indicate the ‘zone of visual influence’, it strangely 
downplays the adverse impacts on both the current landscape and visual 
amenity enjoyed by the public, householders and workers, and passing 
traffic – as required by the ‘Guidelines for Landscape and Visual Impact 
assessment - 3rd Edition (GVLIA3).  
 
1.3 The development will clearly lead to a permanent ‘Major adverse’ 
change in the landscape character of this site and its setting. The site will 
change to a housing estate and adversely affect the rural setting of  Market 
Bosworth.  

Down-playing Landscape Effects 
1.4 The review downplays the landscape effect of such a development 
change from rural to urban character on this site. 

Down-playing Visual Effects 
1.5 The visual impact assessment indicates that due to the location of the 
site on a rather prominent and relatively open site, there will a number of 
major adverse visual impacts for local receptors. 
 
 
 
 

 
 
Key Missing Visual Receptors 
1.6 There are two key missing visual receptors that are not covered in the 
submitted LVIA. 
A: House with habitable rooms directly looking into site on northern 
boundary of the site has not been included in the visual assessment. 
B: Public Right of Way – well used public footpath along Station Road 
Receptors has not been included in the visual assessment. 
 
Down-playing Loss of View 1 
1.7 The LVIA incorrectly considers that the Policy Protected View 1 is 
currently a very narrow ‘tunnel vision’ along Station Road. The constrained 
proposed future ‘View 1’ will be blocked by the existing matures trees that 
line Station Road.  The change is incorrectly assessed to be not an adverse 
landscape impact. 
 
Down-playing Loss of Vista 11 
1.7 The Policy Protected Neighbourhood Plan Vista 11 will be lost 
completely and replaced by a very narrow new Vista about 85m to the East. 
The change is incorrectly assessed to be not an adverse landscape impact. 

Summary of Landscape Effects for Completed project 
after Mitigation 
1.8 In accordance with the GLVIA3 methodology, I have assessed that there 
will be permanent long-term ‘Major Adverse’ Landscape Effects to the Site 
and permanent ‘Minor Adverse’ Landscape Effects to the LCA- C Bosworth 
Parkland. 
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Summary of Visual Effects for Completed project 
after Mitigation 
1.9 There will also be permanent long-term ‘Major Adverse’ Visual 
Effects for: 

a) Recreational users of the Public Footpath along Station Road 
b) Residents to the south (Godsons Hill and Station Road) 
c) Residents of Woodland on Eastern boundary of Site 

 

Inappropriate LVIA Conclusions 
1.10 The Submitted LVIA has unilaterally defined Visual Effects to be 
‘significant’ (see figure above) only if they are above ‘Moderate’ i.e. ‘Major’ 
– with all Moderate and Minor effects being defined as “...considered not 
significant”. This is not normal GLVIA accepted practice. This definition is 
not compliant with the GLVIA3 requirement for visual impact assessment 
to be open and transparent. 

1.11 The LVIA conclusion that all the changes will have no significant 
adverse landscape and visual effects is incorrect and does not follow the 
general principles of the GLVIA3 process. 

Review Conclusions 
1.12 The review of the landscape and visual impact submitted for this site 
has shown that the proposed development will create a harmful adverse 
urbanising effect and the loss of this important area of countryside that 
should be resisted.  
 
1.13 The applicant’s LVIA has:  

a) undervalued the landscape and its importance within the local 
context of Market Bosworth  

b) undervalued the magnitude of the adverse effect upon the 
landscape - in terms of adverse harmful ‘urbanising’ change of 
character of the landscape and loss of sense of arrival at top of hill.  

c) Not recognised that such urbanising will harm the character and 
beauty of the countryside in this location   

d) Underestimated the adverse impact on viewers, especially along 
Station Road and residents along the Southern and Eastern 
boundaries of the site 

e) Overestimated the mitigation that can be gained in respect of View 
1 and Vista 11, which will be all but completely lost as a result of 
this proposed development, and. 

f) Incorrectly defined ‘significant’ to only mean ‘Major’ and all other 
effects being defined as ‘not significant’. 

 
1.14 Unfortunately, the above short-comings have resulted because of the 
applicant’s LVIA arriving at unfounded and erroneous conclusions – which 
do not follow GLVIA3 principles. 
 
1.15 It is, therefore, concluded in this review that that the development 
will result in an adverse urbanising effect and that this will result in harm 
to the intrinsic character and beauty of the countryside, contrary to Local 
Policy. 
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Figure 1: Extract from Plan 2 Site Context, p.2, LVIA This clearly shows the Rural 
Character and Context of the Site 
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Figure 2: Site Location Plan (Extract from Submitted Location Plan) 
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Figure 3: Aerial View of Site – looking Eastwards (January 2021) 
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Figure 4: Aerial View of Site looking Westwards (January 2021) 
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Figure 5: Extract from Submitted Illustrative Masterplan 
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Figure 6: : Extract from Submitted Design and Access Statement - Illustrative Layout 
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Figure 7: Extracts from Submitted Design and Access Statement - Indicate Street 
Frontage with Examples of Building Types to be Built – Note: Buildings with high 
rooflines and some 2.5 Storey Buildings 
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2.0 Impact on Landscape Character 
2.1 The submitted LVIA correctly identifies that the site lies within the 
HBBC Landscape Character Area ‘LCA C - Bosworth Parkland’.  
 
2.2 The Character Assessment outlines the Landscape Strategies for this 
area. 
 
Landscape Strategies 

1) Promote the strong historic character and heritage including 
connections with the Battle of Bosworth and important medieval 
settlement remains. 

 
2) Encourage the use of traditional ‘Midlands-style’ hedge laying to 

manage hedgerows, improving their structure and biodiversity 
value and strengthening landscape character. 

 
3) Maintain the rural character of the landscape, ensuring 

development responds sensitively to the landscape context. 
 
4) Enhance and manage the diversity of parkland meadows, and 

retain features such as estate fencing and open roadsides with 
grass verges. 

 
5) Maintain views to the church spire on the wooded skyline at 

Market Bosworth and rural views and setting of Market 
Bosworth. 

 
6) Maintain and enhance the recreational assets including rights of 

way network and canal. Maintain positive management of the 

Ashby Canal and seek opportunities to extend and enhance areas 
of wetland habitat. 

 
7) Create new and conserve existing notable habitats, in particular 

lowland wood pasture and parkland, wet woodland and grazing 
marsh. (p.42) 

 
2.3 The LCA goes on to discuss character of Market Bosworth. 
 
Urban Character Assessment: UCA6 Market Bosworth 
 
Key Characteristics of Market Bosworth 
 
2) Setting provided by the open countryside and farmland of the 
surrounding landscape which lends a rural and peaceful character and 
permeates into the town. (p.106, Hinckley and Bosworth Borough 
Landscape Character Assessment (2017)). 
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2.4 The LCA Strategies for LCA C Bosworth Parkland’ and UCA 6 Market 
Bosworth clearly highlight the importance of retaining the existing rural 
landscape setting of market Bosworth. 
 
2.5 The submitted LVIA does consider the Site Specific Landscape Character 
but fails to relate the site to the wider LCA C - Bosworth Parkland’ 
characteristics which include maintaining ‘a rural setting’ and retaining 
important views and vistas (View 1 and Vista 11) - all of which contribute 
to the important rural setting of Market Bosworth. 
    
2.6 The HBBC published LCA (2017) highlights the importance of the 
“Setting provided by the open countryside and farmland of the surrounding 
landscape which lends a rural and peaceful character and permeates into 
the town” ...being a key characteristic of the urban area UGC6. 
 
2.7 The site, therefore, clearly importantly currently contributes to the 
rural setting and approach to Market Bosworth. 
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Landscape Designations 
2.8 Whilst it is accepted that the site does not lie within or in close 
proximity to any landscapes designated at either a national or local level in 
recognition of landscape value or quality; the site does contribute to Policy 
Protected Landscape Views and Vistas and the rural pastoral fields that 
provided Market Bosworth with its rural setting. 

Landscape Value 
2.9 The submitted LVIA usefully uses the landscape value criteria 
contained in Box 5.1, GLVIA3. A discussion of their comments is provided 
below. 
 
Landscape quality (condition) 
2.10 Whilst it is agreed that “the site comprises two pastoral fields, divided 
by an access road connecting Station Road to the adjacent Kyngs Golf and 
Country Club to the north...setting the site further within a peri-urban 
context.” However, this site contributes to this setting as an element of 
rural landscape. If the development were to go ahead the so-called ‘peri-
urban context’ would become an ‘urban context’ and adversely effect the 
rural setting of Market Bosworth. I would suggest that this site lies within 
a rural countryside context along the urban settlement edge of Market 
Bosworth. 
 
2.11 The statement that “...landscape quality is of low value” is an incorrect 
assertion. It is not a brownfield site and does not have elements that are 
particularly harmful to the characteristics identified by the LVIA description 
of the site “...pastoral field, hedgerows with boundary trees and 
topography pastoral”. The only minor exception is the modern roadside 
gateway to the golf club. Therefore, the statement that “...There are no 
particular recognised elements or features of value...” must be incorrect. 
The pastoral fields, hedgerows with boundary trees and other mature 

trees and remnant woodland must be considered to have some positive 
beneficial  landscape quality. 
 
Scenic Quality 
2.12 I agree that the scenic quality is “...influenced by the existing urban 
edge of Market Bosworth to the south along Station Road. Commercial and 
residential development both introduce strong built-form overlooking the 
site. To the west, the post-2000 development off Pipistrelle Drive adjacent 
to Bosworth Marina is experienced as part of the sequential journey on the 
approach to Market Bosworth”. However, the Pipistrelle Drive 
development it is not experienced from within the site of along many 
parts of Station Road.  
 
2.13 It is noted that  there is the “...consented Kyngs Golf and Country Club 
development to the adjacent north of the site. This will see the introduction 
of additional built form to the north when experienced in views from Station 
Road, where currently distant views across the landscape are possible.” It 
is not accepted that this development, behind a mature hedge, will be 
such an adverse element as suggested in the LVIA. The LVIA suggests that 
“Key views towards the north should be retained from the upper slopes 
within the eastern part of the site, as well as from the residential properties 
along Station Road to the south as identified in key ‘View 1’ in the 
Neighbourhood Plan”. The Assessment of these Views and Vistas later in 
this Review shows that View 1 and  Vista 11 will in actual fact be lost as a 
result of this proposed development. 
 
Rarity 
2.14 It is agreed that this site does not contain any particularly rare features 
or elements. However, I disagree with the statement: “4.41 The site is 
characteristic of the surrounding landscape as identified within the 
Council’s Landscape Character Assessment, where the development will not 



Landscape Review of Proposed Residential Development – Land Off Station Road, Market Bosworth 

Page 15 of 52 
 

introduce incongruous features.” No evidence is provided to backup this 
statement in this or any other context. A housing development will 
definitely be incongruous in this setting and contrary to Planning Policy.  
 
Representativeness 
2.15 The LVIA correctly identifies “4.42 The hedgerow boundaries to the 
west and north are distinctive features of the landscape. The site is 
relatively flat before rising towards the site’s eastern boundary. A number 
of mature internal trees are characteristic of the landscape. 4.43 The 
mature woodland which forms the site’s eastern boundary provides an 
enclosed character to the eastern part of the site, but is influenced by 
existing development to the south.” Whilst the LVIA states that “There are 
no important features within the site, although the hedgerows and 
woodland are locally distinctive, characteristic of the wider area, add 
structure and contain the site physically.”  These features do positively 
contribute to both the rural setting of Market Bosworth and associated 
Policy Protected View 1 and Vista 11.  
 
Conservation Interests 
2.16 It is agreed that there are no natural of historic environment features 
of any significant importance on the site. However, the rural context of 
this site does contribute to the rural wider setting of the Market 
Bosworth Conservation Area. 
 
Recreation Value 
2.17 The LVIA incorrectly states that there are no public footpaths 
“...within or adjacent to the site”. The Station Road pedestrian footway is a 
well-used public footpath (used by locals and recreational walkers) which 
means that the  “...site specific character and landscape features (pastoral 
field, hedgerows with boundary trees and topography)” (p.13) are 

experienced and enjoyed, and actually do have value in landscape 
recreational terms.  
 
Perceptual Aspects 
2.18 A landscape may be valued for its perceptual qualities, notably 
wildness and/or tranquillity. “4.47 The site is influenced by built 
development to the south along Station Road, where existing residential 
and commercial development is present.” However, whilst walking down 
Station Road, with the pleasant rural pastoral views to the north (with a 
few glimpses of golf club buildings and a few more in the future) this 
pastoral field will continue to provide some sense of tranquillity as you 
traverse this settlement edge footpath.    
 
Associations 
2.19 It is agreed that there are no known cultural or historical associations. 
 
Summary 
2.20 The LVIA suggests that as “...The site contains no features either 
nationally or locally designated as notable, although it does feature within 
the Neighbourhood Plan’s key ‘View 1’ and ‘Vista 11’; as a result, the value 
is considered ‘Medium’ at a localised site-specific level. However, the 
importance of View 1, Vista 11 and the site contributing to the rural 
setting of Market Bosworth, does mean that the landscape value should 
really be considered ‘High’ at a localised site-specific level.  
 
2.21 The change in landscape character to one of ‘urbanisation’ - with the 
attendant adverse harm/loss of View 1 and Vista 11, and reduction in the 
rural perception of the ‘rural setting of Market Bosworth’ (all of which have 
Policy protection) means that the current landscape value of the site 
cannot be considered to ‘Low’. The site must be considered to be of 
‘Medium’ landscape value.   
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2.23 Station Road currently provides a very pleasant approach to the 
settlement of Market Bosworth, with fine policy protected views (in local 
terms) to the north and eastwards.  
 
Figure 8: Current View (January 2021) of Site on the left from the Public Footpath – 
contributing to the Policy Protected: View1 and Vista 11; and, the rural setting of Market 
Bosworth 
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Change of Settlement Exit 
2.24 The proposed development will radically change its character to an 
urbanised one and adversely also move the settlement exit from the 
eastern end of the site to the western side of the Station Road Railway 
bridge. 
Figure 9: Current View (January 2021) along Station Road beside the Eastern end of the 
development site – Current Settlement Exit  
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Figure 10: View along Station Road beside the Eastern end of the development site of 
Site (development housing rooflines shown schematically to provide reader an 
awareness of likely massing) Settlement Exit moves to west of the Railway Bridge   
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Assessment of Landscape Effects 
The Site  
2.25 The Site does have “Locally important and notable features that 
contribute to the overall character of an area; and, Features and elements 
protected by local policy” which mean that the Site is judged to be at least 
of ‘Medium’ Landscape Value. 

LCA C – Bosworth Parkland 

2.26 The LCA – C does have “Locally important and notable features that 
contribute to the overall character of an area; and, Features and elements 
protected by local policy” which mean that the area is judged to be at least 
of ‘Medium’ Landscape Value 
 
 

Landscape Receptor Sensitivity 
The Site 
2.27 It is judged that this pastoral site in the open countryside which 
contributes to the Policy Protected View 1 and Vista 11, and the Policy 
Protected rural setting of Market Bosworth, should be considered to have 
a ‘High’ sensitivity to change to an urbanised housing estate.  This is 
contrary to the LVIA assessment of ‘Medium’ sensitivity to change. 
 
2.28 The LVIA Table 1 sensitivity of Receptors defines ‘High’ to be: “The 
landscape is such that changes in terms of the proposed development 
would be entirely at odds with the character of the local area, related to 
matters including pattern, grain, use, scale and mass.” p.44, LVIA. 
 

LCA C – Bosworth Parkland 
2.29 I agree with the LVIA assessment that the LCA – C (as a whole) has a 
‘Low’ Susceptibility to Change.  
 
Table 1: Landscape Receptor Sensitivity 

Landscape Receptor Landscape 
Value 

Susceptibility 
to Change 

Overall 
Sensitivity 

The Site Medium 
 

Medium (LVIA) 
High (DHA) 

Medium 

LCA C- Bosworth 
Parkland 

Medium Low Low 
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Landscape Effects Summary 
 

Table 2: Landscape Effects Summary 

Landscape Receptor Construction Phase Completion (Residual effects 
incorporating mitigation) 

The Site Short-term. Localised 
Major Adverse 
 

Permanent  
Minor Adverse  (LVIA) 
Major Adverse (DHA) 
 

LCA C- Bosworth Parkland Short-term.  
Minor Adverse 
 

Permanent  
Negligible (LVIA) 
Minor Adverse (DHA) 

 
2.30 I concur with the LVIA landscape effects summary for both the Site 
and the LCA C – Bosworth Parkland in the Construction Stage of the project. 
The Site will have ‘Major Adverse’ landscape effects and the LCA – C will 
have Minor Adverse landscape effects. 

2.31 I consider that the Site will have permanent ‘Major Adverse’ 
landscape effect. The change from rural pastoral field, with hedgerows and 
occasional mature trees (with cattle grazing) to urbanised housing estate 
with the associated domestic paraphernalia, cannot be judged to be 
anything other than permanent ‘Major Adverse’ landscape effect. 

2.32 The LVIA suggest that “...Considering the design of the proposed 
development, and incorporated open space and mitigation measures, the 
resulting permanent effects upon the landscape of the site will be localised, 
and Minor Adverse.” This is a clear disregard of the adverse change from 
rural countryside (and contributing to Policy Protected View 1, Vista 11 and 
the rural setting of Market Bosworth) to urbanised housing estate. 

2.33 The development change will result in adverse harm to the rural 
setting of Market Bosworth and so the change to the LCA- C Bosworth 

parkland can only be judged to be a permanent ‘Minor Adverse’ landscape 
effect. 

 

Figure 11: Submitted LVIA Criteria for Significance of Effects (both Landscape and Visual)  

 

Non-GLVIA3 Criteria for ‘Significant Effects’ 
2.34 The Submitted LVIA has unilaterally defined Visual Effects to be 
‘significant’ (see figure above) only if they are above ‘Moderate’ i.e. ‘Major’ 
– with all Moderate and Minor effects being defined as “...considered not 
significant”. This definition is not compliant with the GLVIA3 requirement 
for visual impact assessment to be open and transparent. 

Summary of Landscape Effects for Completed project 
after Mitigation 
2.35 There will be permanent long-term ‘Major Adverse’ Landscape 
Effects for the Site and permanent ‘Minor Adverse’ Landscape Effects for 
the LCA- C Bosworth Parkland. 
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3.0 Visual Impact Assessment 
3.1 The submitted LVIA has selected 16 receptor viewpoints which are 
shown in the map below. It is accepted that these viewpoints will provide 
a workable list of viewpoints for an effective visual impact assessment of 
the proposed development – with the exception of an additional 
Viewpoint (new 17) required for a house overlooking the site on the 
immediate Eastern boundary.  
 
3.2 Of the now 17 viewpoints, the site can be clearly viewed from seven of 
these viewpoints: 9, 10, 11, 12, 13, 14, 15 and 17; and, glimpse views of the 
rooflines at viewpoints 3, 4, 5 and 6. 
 
Figure 12: Location Plan for Viewpoints from submitted LVIA (New Viewpoint 17 added) 

  

17 
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Missing Visual Receptors 
3.3 Not only does the LVIA miss an important residential receptor (17) 
but the assessment very importantly fails to recognise ‘Recreational 
users’ of the public footpath along Station Road. 
 
3.4 Whilst it is accepted that “...the sensitivity of the receptor would be 
moderated by distance”, the missing residential viewpoint habitable 
rooms directly overlook the site; and the Recreational Users walking 
along Station Road will now view the new housing estate and all the 
associated paraphernalia at a relatively close distance.  
 
3.5 Therefore, the list of Receptors should be amended as below: 
 

• Recreational users of Leicestershire Round long distance 
• footpath; 
• Recreational users of Footpath S70/1 to the north; 
• Recreational users of the Public Footpath along Station Road 
• Users of Kyngs Golf and Country Club (Future Receptor); 
• Transient users of Station Road; and 
• Residents to the south (Godsons Hill and Station Road).  
• Residents of Woodland on Eastern boundary of Site 

 
 
 
 
 
 
 
 
 

 
Figure 13: Missing Residents’ View from ‘Woodlands’ on Eastern Boundary of Site 

 
 
 

 

 

 

 

 

 

 

Figure 14: Missing Recreational Users’ Representative View from Public Footpath on 
Station Road (Viewpoints experienced along whole development frontage onto Station 
Road) 
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Photoviewpoint 9 
 

Figure 15: Photoviewpoint 9 in submitted LVIA 

 

 

 

 

 

 

 

 

3.6 As can be seen in the photograph provided in the LVIA above, the LVIA 
correctly states “This view is identified as a Key View [View 1] within the 
Neighbourhood Plan”. The LVIA text fails to state that the new housing 
estate will be clearly visible above the western hedgerow boundary and 
screen all existing views of the upper slopes of the Eastern part of the 
site.  
 
3.7 The submitted LVIA provides the reader with no indication of the 
extent of the site in this view. It is also hard for the reader to judge how 
the view will alter when the trees are not in leaf (for up to 6 months of the 
year). 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 16: Similar View of Photoviewpoint 9 in January 2021 Housing will be clearly visible 

 

 
 
  

Extent of Housing Rooflines 
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Photoviewpoint 10 
 
Figure 17: Photoviewpoint 10 in submitted LVIA 

 

 

 

 

 

 

 

 

3.8 LVIA text states: “View taken further along Station Road at 
approximately 150m to the west of the site. From here, clearer views of 
the site are possible between the intervening vegetation, where the rising 
topography within the eastern part of the site becomes clearly visible.” The 
submitted LVIA again appears to suggest the extent of the site is much 
smaller than reality. 
 
3.9 The LVIA correctly states: “It is worth noting that the consented 
development of Kyngs Golf and Country Club will introduce new built form 
to the left hand side of the view.” It is suggested that it is in the interests of 
the Golf Club to retain a high mature hedgerow along this boundary, which 
will breakup and screen any such new  development with only occasional 
glimpse views of rooflines.  The viewer’s eye will still be drawn to the 
pastoral fields and hedges leading up to the woodland on the crest of the 
hill.  

 

 

 

 

 

 

 

 

 

 

Figure 18: Similar View just slight further along the road in January 2021 Housing will be 
clearly visible 

 

  

Extent of Housing Rooflines 
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Photoviewpoint 11 
 
Figure 19: Photoviewpoint 11 in submitted LVIA 

 

 

 

 

 

 

 

 

3.10 The submitted LVIA again provides the reader with no indication of 
the extent of the site at this location.  

Figure 20: Similar View just slight back along the road in January 2021 Housing will be 
clearly visible 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

  

Extent of Housing Rooflines 
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Photoviewpoint 12 
 
Figure 21: Photoviewpoint 12 in submitted LVIA 

 

 

 

 
 
 
 
 
 
 
 
 
 
3.11 The LVIA suggests that:  “The mature trees within the site’s south 
western boundary assist with filtering direct views into the site, although 
along the footpath views are possible[sic].” It is disingenuous to suggest 
that any such views would only be ‘possible’, when they will be clearly 
‘certain’.  
 
Figure 22: DAS Indicative Street Frontage Visual 

 
 

 
 
 

 

 

 

 

 

 

 

 

Figure 23: Similar View in January 2021 Housing will be clearly visible 

 

 

 

 

 

 
 
  

Extent of Housing Massing 
and Rooflines 
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Photoviewpoint 13 
 
Figure 24: Photoviewpoint 13 in submitted LVIA 

 

 
 
 

 
 
 

 
 
 
3.12 The submitted LVIA fails to note that this view is slightly East of the 
Policy Protected Vista 11 (now shown in the figure above). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

 
 
 

 

 
  

Extent of Housing Massing and Rooflines along Frontage 

Vista 11 
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Photoviewpoint 14 
 
Figure 25: Photoviewpoint 14 in submitted LVIA 

 

 

 
 
 
 
 
 
 
 
 
 
 
3.13 The LVIA incorrectly states that his “...view is noted as a Key Vista 
within the Neighbourhood Plan, with distant views towards Carlton to the 
north currently possible beyond the golf course.” The actual Vista 11 is 
located approx. 85m to the West (further down the road), to the West of 
the Kyng’s Golf Course Entrance. 
 
3.14 Without any evidence in the LVIA of roof levels and intervisibility of 
this viewpoint and Carlton, the LVIA suggests that  “...it is worth noting that 
the consented development of Kyngs Golf and Country Club will introduce 
new built form within the view and could screen distant views of the north 
once completed.” It is accepted that some rooflines will be visible. There is 
no evidence to show that such views will be screened by the approved 
development.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Extent of Housing Massing 
and Rooflines 
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Photoviewpoint 15 
 
Figure 26: Photoviewpoint 15 in submitted LVIA 

 

 

 
 
 
 
 
 
 
 
 
 
3.15 The LVIA incorrectly states that this view is “...taken further along 
Station Road to the eastern corner of the site, with clear, uninterrupted 
views across the site ...” 
 
3.16 The Photograph is actually a roadside view of Photoviewpoint 14 
and not taken at the Photoviewpoint location shown on the LVIA Plan 5 
(Viewpoint Locations) 
 
3.17 Note same lamp-post in both photographs: Photoviewpoints 14 and 
15. 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Extent of Housing Massing 
and Rooflines 
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Correct Photoviewpoint 15 
 
Figure 27: Photoviewpoint 15 as seen from Google Streetview (dated Oct 2015) 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
3.18 The correct Photoviewpoint 15 is shown above. This view is a pleasant 
rural outlook on leaving the main settlement of Market Bosworth. 
 
3.19 The site is visible from this location. When the trees are not in leaf, 
virtually the whole site will be visible. 
 
 
  

Extent of Housing Massing 
and Rooflines 
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Photoviewpoint 17 
 
Figure 28: Photoviewpoint 17 Missing from submitted LVIA 

 

  

Viewpoint 17: ‘Woodlands’ 
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Figure 29: Photoviewpoint 17 Missing from submitted LVIA 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Extent of Housing Massing 
and Rooflines 
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Visual Receptor Sensitivity 
Table 3 Visual Receptor Sensitivity (part using LVIA Table 8.1) 

Visual Receptor Value Susceptibility to 
change 

Overall Sensitivity 

Recreational users of 
Leicestershire Round 
long distance 
footpath 

High Low Medium 

Recreational users of 
Footpath S70/1 to the 
north 

High Medium Medium 

Recreational users of 
the Public Footpath 
along Station Road 

High High  High  

Users of Kyngs Golf 
and Country Club 
(Future Receptor) 

Medium Low Low 

Transient users of 
Station Road 

High Medium Medium 

Residents to the 
south (Godsons Hill 
and Station Road) 

High High High 

Residents of 
Woodland on Eastern 
boundary of Site 

High High High 

 

3.20 I agree with the LVIA values shown in the above table with the 
exception  of the Residents to the South. GLVIA3 p.113 states that residents 
at home are top of the list of receptors “...most susceptible to change” and, 
therefore, should be graded ‘High’ rather than ‘Medium’ (as shown in the 
LVIA). I have also added lines for the two missing visual receptor types 
(pink). It should be noted that both these new receptors are graded as 
‘High’ susceptibility as per GLVIA3 p.113. 
 
 
 

 

 

3.21 This means that out of the seven different receptors, the Overall 
Sensitivity scores : 4no. High; 3no. Medium; and, 1no. Low. 
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Visual Effects Summary 
3.22 The development will create the permanent change from current 
open countryside views with pastoral fields, hedgerows and occasional 
mature trees to housing estate with associated domestic paraphernalia, 
parked cars etc. This can only be judged to be an adverse change. 
 
Table 4 Visual Effects Summary (part using LVIA Table 8.2) 

Visual Receptor Construction Phase 

 

Completion (Residual Effects 
incorporating mitigation) 

Recreational users of 
Leicestershire Round 
long distance 
footpath 

Minor Adverse Negligible 

Recreational users of 
Footpath S70/1 to the 
north 

Moderate Adverse Minor Adverse (LVIA) 

Moderate Adverse (DHA) 

Recreational users of 
the Public Footpath 
along Station Road 

Major Adverse Major Adverse 

Users of Kyngs Golf 
and Country Club 
(Future Receptor) 

Moderate Adverse Minor Adverse 

Transient users of 
Station Road 

Moderate Adverse Minor Adverse (LVIA) 

Moderate Adverse (DHA) 

Residents to the south 
(Godsons Hill and 
Station Road) 

Major Adverse  

 

Moderate Adverse (LVIA) 

Major Adverse (DHA) 

 

Residents of 
Woodland on Eastern 
boundary of Site 

Major Adverse Major Adverse 

 

3.23 I concur with the LVIA visual effects summary for both the 
‘Recreational users of Leicestershire Round long distance’ and ‘Users of 
Kyngs Golf and Country Club (Future Receptor)’. 

3.24 I consider that the ‘Recreational users of Footpath S70/1 to the north’ 
will experience a ‘Moderate Adverse’ visual effect for both the 
Construction and Completion stages of the project. They will permanently 
lose the glimpse views of pastoral fields - replaced by the massing and 
rooflines of a new housing estate. 

3.25 I judge that the ‘Transient users of Station Road’ will experience a 
‘Moderate Adverse’ for both the Construction and Completion stages of 
the project. They will permanently lose the glimpse views of pastoral fields 
replaced by the massing and rooflines of a new housing estate. 

3.26 In Appendix 2: Landscape and visual effects detailed methodology 
(GLVIA3) - Table A1.4 defines "Tourists and visitors to heritage asset, or 
other attractions, where views of the surroundings are important 
contributor to the experience and visit" as ‘high sensitivity’ receptors. It is 
important to realise that this vehicular approach to Market Bosworth is 
important in heritage and tourism terms. A change of this rural approach 
to urbanised housing estate can only be judged to be a significant adverse 
change. Therefore, this will result in a ‘Moderate Adverse’ effect for such 
receptors. 

3.27 The change from pastoral views (and the Policy Protected Vista 11) to 
a view of a housing estate for the Residents to the south (Godsons Hill and 
Station Road) can only be judged to be a Major Adverse effect in both 
construction and Residual stages of the development. 

3.28 The change from direct pastoral views  over the site from habitable 
rooms at the ‘Woodlands’ on the Eastern boundary of the site - to a view 
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of a housing estate, can only be judged to be ‘Major Adverse’ for both 
Construction and Residual stages of the project.  

Figure 30: Submitted LVIA Criteria for Significance of Effects (both Landscape and Visual)  

 

Non-GLVIA3 Criteria for ‘Significant Effects’ 
3.29 The Submitted LVIA has unilaterally defined Visual Effects to be 
‘significant’ (see figure above) only if they are above ‘Moderate’ i.e. ‘Major’ 
– with all Moderate and Minor effects being defined as “...considered not 
significant”. This definition is not compliant with the GLVIA3 requirement 
for visual impact assessment to be open and transparent. 

 

 

 

 

Summary of Visual Effects for Completed project 
after Mitigation 
Table 5 Visual Effects Summary  

Visual Receptor Completion (Residual 
Effects incorporating 
mitigation) 

Recreational users of 
Leicestershire Round 
long distance 
footpath 

Negligible 

Recreational users of 
Footpath S70/1 to the 
north 

Moderate Adverse  

Recreational users of 
the Public Footpath 
along Station Road 

Major Adverse 

Users of Kyngs Golf 
and Country Club 
(Future Receptor) 

Minor Adverse 

Transient users of 
Station Road 

Moderate Adverse  

Residents to the 
south (Godsons Hill 
and Station Road) 

Major Adverse  

 

Residents of 
Woodland on Eastern 
boundary of Site 

Major Adverse 

 

3.30 There will be permanent long-term ‘Major Adverse’ Visual Effects 
for: 

d) Recreational users of the Public Footpath along Station Road 
e) Residents to the south (Godsons Hill and Station Road) 
f) Residents of Woodland on Eastern boundary of Site 
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4.0 Assessment of Impact of Development on 
Policy Protected Views and Vistas 
Figure 31: Map showing Market Bosworth Neighbourhood Plan Protected Views and 
Vistas – with Site Location shown 
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View 1  
Figure 32: Aerial View of Developer’s Proposed Constrained ‘View’ – showing how 
Existing Mature Trees will block this now constrained view 
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Figure 33: Footpath View of Developer’s Proposed Constrained ‘View’ with schematic 
housing – showing how Existing Mature Trees will block this now constrained view 
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View 1 Incorrect Assessment 
4.1 These two preceding diagrams shows that the submitted LVIA is 
incorrect in suggesting that the current ‘View 1’ is:  

a) limited only to their narrow proposed view; and  
b) that the indicated ‘proposed’ narrower ‘View 1’ will be the same 

experience as currently on the ground.  
 
4.2 The LVIA is, therefore, also incorrect in asserting that the remaining 
‘View 1’ will retained. 
“Retained views of the upper slopes on the approach to Market Bosworth 
from the west (identified as key ‘View 1’ within the Neighbourhood Plan). 
This is to be achieved with a development set back from Station Road to 
avoid interrupting views;” (p.39, LVIA) 
 
4.3 Unjustified LVIA Assertion: That the change in ‘Vista 11’ retains similar 
vista experience for the viewer. This is not true. 
 

Impact Assessment of Vista 11 
4.4 The change to the View 1 will be a Major Adverse Visual Effect. 
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Vista 11  
Figure 34: Aerial View of Current Vista 11 as shown on Market Bosworth Neighbourhood 
Plan Map of Protected Views and Vistas – showing ‘Vista 11’ current also allows good 
views along a long length of the Station Road public footpath frontage 
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Figure 35: Aerial View of Developer’s Proposed Constrained ‘Vista 11’ – showing how 
this now constrained view will only allow a very narrow view of the wider countryside 
(also constrained by the ground rising to the east)  and only at single one point along the 
Station Road footpath 
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Figure 36: View of ‘Vista 11’ from Station Road Footpath  
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Figure 37: View of ‘Vista 11’ from Station Road Footpath (housing rooflines shown 
schematically to provide reader an awareness of likely massing)  – showing now 
constrained Vista only allowing a very narrow view of the wider countryside (also 
constrained by the ground rising to the east) and only at single one point further 
Eastwards along the Station Road footpath 
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Figure 38: Aerial View of Developer’s Proposed Constrained ‘Vista 11’ – showing how 
this now constrained view will only allow a very narrow view of the wider countryside 
(also constrained by the ground rising to the east)  and only at single one point along the 
Station Road footpath 
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Figure 39: View from Station Road Footpath of part of Current ‘Vista 11’  
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Figure 40: View from Station Road Footpath opposite Godson’s Hill of Developer’s 
Proposed Constrained ‘Vista 11’ (housing rooflines shown schematically to provide 
reader an awareness of likely massing) – showing how this now constrained view will 
only allow a very narrow view of the wider countryside (also constrained by the ground 
rising to the east)  and only at single one point along the Station Road footpath  
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Vista 11 Incorrect Assessment 
4.5 The preceding figures show that the submitted LVIA is incorrect in 
suggesting that the current ‘Vista 11’ will provide be the same experience 
for viewers on the ground. As can be seen in the proceeding figure the 
current vista experience provides a relatively wide views to the northwest 
through to northeast – along a relatively long section of the Station Road 
footpath (and road).  
 
4.6 The LVIA is, therefore, incorrect in asserting that the remaining ‘Vista 
11’ will retain north-facing views. 
“Sloping land to the east of the site to be retained as public open space to 
maintain north-facing views from Godsons Hill (identified as key ‘Vista 11 
within the Neighbourhood Plan); (p.39, LVIA) 
 
4.7 Unjustified LVIA Assertion: That the change in ‘Vista 11’ retains similar 
vista experience for the viewer. This is not true. 
 
 

Impact Assessment of Vista 11 
4.8 The change to the Vista II will be a Major Adverse Visual Effect. 
 
 
 

 

 

 

 

 

Figure 41: Extract from Design and Access Statement -  Streetscene Section View (p.63) – 
showing new planting blocking the very narrow Vista 11 - as viewed from Station Road 

 
 

 

 

 

 

 

Figure 42: Plan 6 Extract from LVIA p.34 shows that Mitigation Vista for original Vista 11 
has been selected viewed towards new Golf Course approved building  

 

 
  

Vista 11 
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5.0 Landscape and Mitigation 

5.1 As has been discussed earlier, the fundamental change from rural fields 
to urbanised housing estate, with all the associated domestic 
paraphernalia, can only be considered to be a Major Adverse change. 

 
5.2 The landscape mitigation measures within the housing development in 
no way make up for the loss of open fields contributing to the rural setting 
of Market Bosworth. 

5.3 The proposed mitigation measures in terms of the View 1 and Vista 11 
do not work.  

5.4 View 1 mitigation measures does not work due to the shallow depth of 
setback of the housing from Station Road. For it to work effectively and 
allow the assessment that there is no material loss of the current view 
experience along Station Road and the view of the fields sloping up to the 
woodland at the crest of the hill, a setback of some 100m would be 
required.   

5.5 Vista 11 mitigation measures does not work due to the vista location 
being moved about 85m to the north further up the hill. The new proposed 
vista now being a very narrow tunnel view, rather than the wide vista 
currently experienced along Station Road. For any such mitigation works 
to work effectively and allow the assessment that there is no material loss 
of the view experience along Station Road, at least a 45-degree field of view 
from the roadside has to retained as open greenspace within this field.  

5.6 The above mitigation changes would still not reduce the assessment of 
a Major Adverse change due to loss of rural character and change to urban 

character because of any housing in these fields. The rural setting of 
Market Bosworth will always be compromised with housing in these fields.  

Mitigation if Council Minded to Approve 

5.7 If the Council were minded to approve the development, then some 
form of proper mitigation measures for View 1 and Vista 2 should be 
required, and for existing views from residential properties to the South 
and East of the site. 

 
5.8 The new housing should be set back at least a minimum of 30m from 
Station road all along the development frontage. To leave this zone open 
in the vain hope of retaining some of the View 1 experience will, 
unfortunately, provide permanent adverse viewing experiences for the 
‘Residents on Station Road’ and the ‘Recreational and public users of the 
Public Footpath along Station Road’ and transitional tourist car traffic.  
 
5.9 The ‘lesser of two evils’ would be to try to provide partly filtered views 
of the housing estate behind a 30m deep woodland belt along Station 
Road. This would have tendency to reduce the Major Adverse effects for 
these local receptors to one which would be at the lower end of Major 
Adverse effect.   
 
5.10 Vista 11 cannot be retained in any meaningful way to retain the 
current vista with wide and long views to the North over the Golf Course if 
there is housing on this site. However, the housing along the Kyng’s Golf 
Club entrance road could set back at least 20m either side of the road to 
give some semblance of retained view towards Carlton (albeit now a tunnel 
view). Existing greenspace on upper slopes needs to be retained, but with 
new planting carefully placed so as not block long distance views across the 
golf course. 
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5.11 The residential property known as ‘Woodlands’ looks directly out from 
the boundary of the development site, down the hillside to the housing 
below. A new timber four-bar fence with mature native hedgerow with 
occasional low growing semi-mature native trees along this Eastern 
boundary (along the track) and a similar treatment to the next field 
boundary down the hill slope, would partly filter the worst views of the 
housing below.   
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6.0 Conclusions 
 
6.1 The development will lead to a significant adverse change in landscape 
character and the loss of actual and perceived ‘openness’ of the 
countryside in this particular location.  
 
6.2 Whilst some landscape changes can be beneficial, in this case the 
overall landscape impact change can only be described as adverse and 
harmful.  
 
6.3 It is concluded that these issues conflict with saved Local Plan Policies 
and requirements of NPPF to protect landscape character and countryside. 

Important Green Gateway into Market Bosworth 
6.4 The change of streetscape character as Station Road climbs up the hill 
and into Market Bosworth: from partial green countryside (with long views 
across the Carlton village to the north) into a tunnel of trees as Station 
Road rises into Market Bosworth. This change provides a clear ‘sense of 
arrival’ and a memorable gateway into the picturesque rural market town 
of Market Bosworth.  
 
6.5 The Hinckley and Bosworth Landscape Character Assessment (2017) 
recognises the importance of these ‘green fingers’ of countryside that are 
part of the beauty and uniqueness of Market Bosworth. These bring the 
green countryside right onto the doorstep of the town. As a historic market 
town it is important locally for tourism and as a local centre for both the 
town’s people and the communities living and working in the surrounding 
countryside and settlements.  
 
 

Golf Course does not create an Urban Fringe Area 
6.6 Within this countryside there are a wide range of land-uses over and 
above traditional agriculture (pasture and arable). These include uses such 
as relatively large-scale on-farm compost sites, farm shops, caravan sites, 
equestrian usage, canal basins and associated support facilities, etc. – and 
golf courses. In today’s countryside these uses are not particularly ‘urban 
fringe’ developments – they are just part of the diverse patchwork of our 
rural areas. The view from Station Road across to the golf course screened 
behind a high hedge is very much a countryside view, even with their future 
construction of approved buildings within this area. 

Nearby Developments do not create an Urban Fringe 
Area 
6.7 The applicant suggests that the nearby developments, such as the 
Pipistrelle Drive residential development (just to the west of the railway 
line), the new marina development (further of the west of the railway line), 
the mixed industrial and residential development (along the southern side 
of Station Road) and residential developments at the top of the hill to the 
east of the site - all detract from the landscape character value of this site 
and create an urban fringe site.  
 
6.8 However, in reality the Pipistrelle Drive is virtually hidden by trees and 
the topography when viewed from Station Road near the site; the Station 
Road mixed development is set well back from the road with a wide verge 
of grass, trees and hedges, and the roadside view is dominated by the 
pleasant views out to the countryside to the north and the wooded hillside 
to the east. The residential development in the woodland at the top of the 
hill is well hidden in the trees – with just a few glimpses of houses in the 
trees.  
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6.9 These surrounding areas of development do not dominate the views of 
the countryside area where it is proposed to locate this development. 
These surrounding developments do not create an area of ‘urban fringe’ in 
this particular location. 

Importance of this Area of Countryside on the 
Outskirts of Market Bosworth 
6.10 Not only is this area of land ‘countryside’ in nature and perception – 
but it is also a very important piece of countryside in this particular 
location. It provides an essential area of countryside and ‘green finger’ 
which helps create the sense of ‘small scale’ and ‘rural’ context for this 
small rural market town. The area helps accentuate the ‘sense of arrival’ at 
the top of the hill when you enter the wooded residential area of the town. 
Its open views and green nature counterbalances the areas of industrial 
development on the southern side of Station Road. This enables these 
areas of industrial development to sit relatively comfortably within the 
settlement boundary and not be obtrusive or over dominant in terms of 
landscape character and visual appearance. 
 

Harmful Urbanising due to Development 
6.11 The proposed development would clearly change the landscape 
character of this particular area from countryside (relatively open green 
fields, hedgerows, fences, pond, trees, small woodlands, with view to the 
wider countryside beyond – with similar landscape features) to one which 
is a residential estate with some open green areas and clearly urban 
features such as road network, areas of mown grass, play areas, SUDS 
pond, etc. 
 
 

‘Adverse Harm’ to Landscape and Visual Features 
6.12 This change in landscape character and features would result in a loss 
of actual and perceived countryside area, loss of views of the countryside 
to the north and loss of sense of arrival when you arrive at the top of the 
wooded hill. It would slowly help swing the balance from Market Bosworth 
being a small rural market town in a surrounding ‘carpet of countryside’ to 
one where it becomes a larger and more urban centre within the Borough.  
This development will result in harm to the intrinsic character and beauty 
of the countryside, which is contrary to Local Policy. 
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Review Conclusions 
6.13 The review of the landscape and visual impact submitted for this site 
has shown that the proposed development will create a harmful adverse 
urbanising effect and the loss of this important area of countryside that 
should be resisted.  
 
6.14 The applicant’s LVIA has:  

a) undervalued the landscape and its importance within the local 
context of Market Bosworth  

b) undervalued the magnitude of the adverse effect upon the 
landscape - in terms of adverse harmful ‘urbanising’ change of 
character of the landscape and loss of sense of arrival at top of hill.  

c) Not recognised that such urbanising will harm the character and 
beauty of the countryside in this location   

d) Underestimated the adverse impact on viewers, especially along 
Station Road and residents along the Southern and Eastern 
boundaries of the site 

e) Overestimated the mitigation that can be gained in respect of View 
1 and Vista 11, which will be all but completely lost as a result of 
this proposed development, and. 

f) Incorrectly defined ‘significant’ to only mean ‘Major’ and all other 
effects being defined as ‘not significant’. 

 
5.15 Unfortunately, the above short-comings have resulted because of the 
applicant’s LVIA arriving at unfounded and erroneous conclusions – which 
do not follow GLVIA3 principles. 
 
 
 
 

Summary of Landscape Effects for Completed project 
after Mitigation 
6.16 In accordance with the GLVIA3 methodology, I have assessed that 
there will be permanent long-term ‘Major Adverse’ Landscape Effects to 
the Site and permanent ‘Minor Adverse’ Landscape Effects to the LCA- C 
Bosworth Parkland. 
 

Summary of Visual Effects for Completed project 
after Mitigation 
6.17 There will also be permanent long-term ‘Major Adverse’ Visual 
Effects for: 

a) Recreational users of the Public Footpath along Station Road 
b) Residents to the south (Godsons Hill and Station Road) 
c) Residents of Woodland on Eastern boundary of Site 

 
 
 
6.18 It is, therefore, concluded in this review: that the development will 
cause significant landscape and visual harm. The development will result 
in an adverse urbanising effect and that this will result in harm to the 
intrinsic character and beauty of the countryside, contrary to Local Policy. 
 
 

 



 

 

Mr M. Bowers 
Director (Environment & Planning) 
Hinckley & Bosworth Borough Council 
Hinckley Hub 
Rugby Road 
Hinckley 
Leics.  
LE10 0FR 

8th February, 2021 
 
 
 
Dear Mr Bowers, 
 
Re.: 20/01021/OUT Residential development up to 63 dwellings North of Station Road Market Bosworth 
 
I am writing to formally object to the above application on the grounds that it will create significant harm to the 
landscape and character of Market Bosworth, will impact adversely on our ability to continue to invest and 
operate from our current site, and will bring forward an unallocated site which would undermine the 
community’s preferred site as set out in both the NDP and Local Plan.  I would stress that these grounds are 
entirely consistent with the reasons for refusal for the previous Charles Church application for which a Planning 
Appeal was scheduled for September 2014.  The Council will be aware that the Appeal was withdrawn by the 
applicant shortly before the Inquiry, the assumption being that their final assessment will have concluded their 
chances of winning were so limited that they could no longer justify further expenditure.  Due to the relatively 
late withdrawal of the Appeal a considerable amount of work and analysis had been carried out, with one of the 
most significant items being the Landscape Assessment/Proof of Evidence that was commissioned by HBBC and 
which will remain highly relevant to the current application.  Along with the similar Proof of Evidence for the 
more recent Kyngs Golf Course applications which clearly influenced the Planning Inspector decision in relation to 
the significant landscape impact. 
 
Given the significance that is currently being given to landscape impact in local planning applications we have 
taken the decision to have the application reviewed by the same local independent consultant who prepared the 
reports on behalf of HBBC for both the Charles Church and Kyngs Golf Course Appeals.  Our logic being that they 
have the best and most detailed understanding of the site, along with its context in relation to the character of 
Market Bosworth.  A copy of the final report is enclosed and gives a full analysis of the limitations of the 
applicant’s landscape assessment, whilst also confirming that significant landscape harm will be caused as well as 
a considerable detrimental impact upon the character of Market Bosworth.  This report in turn re-confirms 
independent plan Inspectors’ and Examiners’ conclusions, such as the Local Plan Inspector who commented that 
development of this site would “bring housing in depth which is not characteristic of the area and would create a 
new leading edge on the north side of the road and would have an unacceptable impact upon the setting of 
Market Bosworth”.  This view was endorsed by the Neighbourhood Plan Examiner in 2015 who concluded that 
“development on land to the north of Station Road would result in a significantly more urbanised approach to the 
town”. 
 
With regards to the potential impact of the operations of JJ Churchill Ltd., our concerns are even more grave than 
previously noted given the current pandemic-related economic circumstances and the significant measures that 
we have had to take in order to continue to operate are well known both locally and nationally.  Our clear 



intention and need is to be able to re-commence volume manufacture without new constraints to recovery that 
proximal residential housing would bring, for instance being prevented from running at nights and weekends. To 
protect and grow the highly skilled (and highly paid) jobs we have in the Borough we will need to return to 24/7 
operations; it is therefore fundamental that the likely impact of the proposed housing on our operations is 
understood before any decision can be made.  The most obvious concern relates to noise and future complaints 
from new residents on public health grounds, which would in turn lead to enforcement action.  It would not be 
the first occasion that a viable engineering business has been closed down as a result of new housing being 
approved nearby.  The noise report prepared by the applicant is even more inadequate than those which raised 
concern with the previous Charles Church application and led to one of the grounds for refusal.  Fundamentally, 
the analysis was carried out during a period of minimal working during the current pandemic when the majority 
of our workforce was furloughed, the reporting sites were chosen to be the most distant and shielded from the 
factory, and clearly it did not cover the most relevant time period when 24-hour operations would, under normal 
economic conditions, be occurring. 
 
I cannot stress how important this matter is and the dire consequences that could follow from such an 
uninformed decision.  We are key suppliers of turbine blades for the world’s most economical and powerful jet 
engines including the Rolls-Royce Trent 1000, Trent XWB and development “Ultrafan” engines made in Derby 
(powering the Boeing B787 Dreamliner and Airbus 350-1000). As such we are a critical component of both the 
Boeing and Airbus supply-chains – which in-turn support hundreds of thousands of jobs.  As a certified aerospace 
and defence contractor for flight-critical parts, any physical move of our equipment (let alone to a different site) 
would necessitate complete re-qualification.  This process would take a minimum of a year, during which time it 
would be impossible to sell the unqualified product.  Consequence, I hope that you will appreciate it is completely 
un-economic to re-locate – we would have to close. 
 
Finally, I would like to draw your attention to the support which we have given to bringing forward both HBBC’s 
and the community’s preferred site at Station Field, along with your masterplan.  We feel that this this 
development is compatible with JJ Churchill remaining in its current location, given distances, screening, and the 
orientation of our noise-generating activity.  We also note the recent Housing Need Assessment that has been 
carried out by the Neighbourhood Plan with support from national consultants and yourselves.  This has 
confirmed that Station Field, combined with current approvals, will create 200% of the current requirement. It is 
clear that Market Bosworth will be providing well in excess of the minimum requirement and is therefore taking 
its fair share of the Borough’s housing requirement. 
 
In conclusion, the reasons for refusing this application remain entirely consistent with the previous application’s 
refusal, with the only notable changes being further endorsement of the Neighbourhood Plan Policies by the 
recent Kyngs Golf Course Appeal and the plan Examiners “significantly more urbanised” conclusion as detailed 
above. 
 
 
Yours sincerely, 
 
 
 
 
 
Andrew Churchill 
Executive Chairman 



 

 

Mr B Cullen 
Chief Executive 
Hinckley & Bosworth Borough Council 
Hinckley Hub 
Rugby Road 
Hinckley 

Leicstershire LE10 0FR              17th May, 2021 
 
 
Dear Bill, 
 
Re.: Richborough Estates Application, Market Bosworth 
 
Hopefully you will have by now had sight of the letter from John Wasteney regarding the above planning 
application and the considerable concern that has been created across the community by the Planning Officers’ 
decision to recommend approval at Committee on the 25th May.  I would like to very much add my support to 
what John has said, particularly as I understand that officers referred to this as a ‘knife-edge’ decision. 
 
In addition to John’s comments, I would also raise a concern specific to ourselves and how the ‘Agent of Change’ 
principle has been addressed on this occasion.  As you will know this new and important planning consideration 
was introduced in 2018 and forms part of NPPF2, placing a managing and mitigating responsibility on applicants 
introducing a new land use where there is a nearby source of noise.  Given this requirement we had expected to 
be consulted in detail with regards to our level of noise generation, particularly when we are carrying out some of 
our louder activities on a 24-hour basis.  During the pandemic we have been about 70% less busy than normal and 
as things return to pre-pandemic levels of output, so will our machining noise-levels.  I have previously written 
advising about the unprecedented difficulties that we are facing in order to continue to trade, and any future 
restrictions on our ability to continue to operate on our current unrestricted basis is likely to not only hamper our 
recovery, but will, compromise the very existence of our business,   We understand that a very limited noise 
survey was carried out for a few hours during a daytime period, however, the monitoring sites were at the 
furthest points from our factory which was operating at only 20% capacity on that date due to lockdown.  Any 
conclusions reached from this exercise will therefore be fundamentally flawed and cannot be relied on in any 
way.      
 
I am sure that you can understand that given our current financial position, with the introduction of a large 
number of houses in such close proximity, there is the gravest of concern that our operations will be restricted to 
such an extent that were we prevented from running at both night and weekends, we would not be able to 
secure a return on the very high capital cost of the high-technology equipment installed.  Re-location is not a 
commercial option in our very heavily-regulated sector of aviation and aerospace – we would therefore be forced 
to close.   
 
Given the timescales involved, an urgent response from yourself or your planning team would be very much 
appreciated.    
 
Yours sincerely, 
 
 
Andrew Churchill 
Executive Chairman 
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