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1 INTRODUCTION 

1.1 Thomas Graham and Sons Limited is seeking full planning consent for a new 

three storey shop/warehouse/office including new vehicle access and car 

parking, and a single storey industrial/commercial units (‘the development’) 

on land adjacent to St Thomas Cross roundabout, Egremont (‘the site’).  The 

red line boundary of the site is shown in Figure 1: Site Location Plan. 

1.2 Westwood Landscape has been appointed to undertake an appraisal of the 

landscape and visual effects of the development based on a Landscape 

and Visual Impact Assessment (‘LVIA’).   It is informed by Guidelines for 

Landscape and Visual Impact Assessment, 3rd Edition (‘GLVIA3’), the primary 

source of guidance for LVIA, and relevant best practice documents including 

the Landscape Institute's Technical Guidance Note 02/21 Assessing 

landscape value outside national designations. 

1.3 In accordance with GLVIA3, the LVIA identifies and assesses the effects of 

change resulting from the development on both the landscape as a 

resource in its own right and on views and visual amenity experienced by 

people.  As the LVIA is not undertaken as part of an Environmental Impact 

Assessment (Copeland Council Screening Opinion conclusion dated 11 

January 2023), it is not required to establish whether the effects are or are 

not significant.   

1.4 A layout for the development is shown in Figure 2: Proposed Block Plan. 

The site and the proposed development 

1.5 The site is located south of Egremont at St Thomas Cross and within the 

settlement boundary for Egremont. The site area to the blue line in Figure 1 is 

2.8 Ha.  It lies between the River Ehen and the A595. 
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1.6 The proposed development comprises a three-storey building located in the 

southern part of the site and two single-storey buildings in the northern part.  

Access to the site is via Vale View, a minor road connecting St Thomas Cross 

roundabout and St Thomas Cross garage. 

Structure of this report 

1.7 The report is organised in the following sections which are based on the 

processes for LVIA outlined in GLVIA3: 

• Scope of appraisal: the scope of the appraisal is based on previous

experience Westwood Landscape has had in preparing landscape and

visual appraisals for developments similar in scale and location to the

development;

• Methodology: an outline of the methodology and relevant guidance

that has been used for the LVIA;

• Planning and legal context: a review of landscape planning policies,

landscape designations and landscape strategies relevant to

landscape and visual matters;

• Baseline conditions: information on the baseline landscape and visual

conditions of the site and its surroundings;

• Proposed development: a description of the development and

measures proposed to prevent, reduce and offset and adverse

landscape and visual effects;

• Landscape and visual effects: a systematic identification and

description of potential landscape and visual effects and an

assessment of the sensitivity of landscape and visual receptors and the

magnitude of any identified landscape and visual effects; and
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• Summary and conclusions: a summary of the identified effects of the 

development on landscape and visual amenity and conclusion 

regarding local plan policy compliance. 
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2 SCOPE OF THE APPRAISAL 

2.1 It is good practice for a LVIA to clearly define: the study area; key landscape 

and visual issues; any issues omitted from the assessment; landscape and 

visual receptors; and selection of viewpoints. 

Extent of the study area 

2.2 The extent of the study area for the appraisal of landscape and visual effects 

includes all land from which the development may potentially be visible. A 

Zone of Theoretical Visibility (ZTV) map was constructed based on roof 

heights of the proposed buildings using multiple-point analysis and 

combining ZTV maps for different parts of the development and is illustrated 

in Figure 3: Zone of Theoretical Visibility. This shows land shaded in red from 

which the proposal may theoretically be visible, treating the landscape 

surrounding the site as ‘bare earth’ and not taking account of potential 

screening by vegetation or buildings. 

2.3 The ZTV identifies areas of land within 2.5km of the site that, theoretically, is 

visually connected with the proposed development.   To the south and east, 

it indicates potential to view the development from land up to 1km due to 

containment by a ridge to the east of Carleton.  To the west, potential views 

towards the site extend to land up to 2km from the site, which includes the 

Gulley Flatts residential area of Egremont.  Although the ZTV indicates 

potential visibility beyond 2km to the north-west, buildings in the settlement 

of Egremont will restrict views to the immediate setting of the site.  To the 

north-east there is potential to view the site from the valley containing the 

River Ehen between Cleator and Dent Fell and the southern slope of Dent Fell. 
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2.4 Site undertaken in April 2022 and January 2023 concluded that the area from 

which the development would potentially be visible is limited to an area up 

to 2km from the site. It was judged that effects on landscape character 

types beyond 2km from the site would be unlikely to occur. 

Key landscape and visual issues 

2.5 Potential landscape and visual effects arising from the development would 

be: 

• The visibility of the development at the scale of a field on the edge of 

Egremont. 

• The character of a commercial development detracts from the rural 

character of the landscape. 

• A change in the land use and appearance of the field, affecting the 

wider land cover pattern. 

• Effects of the development on the views of residents at home in the 

Gulley Flatts area of Egremont. 

• Screen planting around the development could change the sense of 

enclosure of the landscape. 

Sources of relevant landscape and visual information  

2.6 The following published landscape character assessments and guidance 

have been used to define the landscape baseline for the study area: 

• Cumbria Landscape Character Guidance and Toolkit; and 

• Historic Landscape Characterisation for Cumbria.  
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2.7 The Cumbria landscape character assessment classifies the area 

surrounding Egremont, as far out as Middletown to the west and Grange 

Quarry to the east and much further to the north and to the south-east, as 

part of the Lowland landscape type. This is further subdivided into five sub-

types, of which two occur within the study area, as shown in Figure 4.  

2.8 The selection of viewpoints (places from where there is potential for a view of 

the development) has been informed by a desktop analysis of maps, the 

ZTV, fieldwork observations and information on relevant issues such as 

access, landscape character, designations and popular views.  These 

datasets enabled a provisional list of viewpoints that was later refined 

through further assessment following a site appraisal. 

Extent and level of detail for baseline studies 

2.9 A description of the site and its environs, including landscape features and 

landscape character, is provided in Section 5.  The landscape character 

baseline references Part One: Landscape Character Assessment of the 

Cumbria Landscape Character Guidance and Toolkit and, specifically, 

landscape sub types 5a Ridge and Valley and 5b Low Farmland.  

2.10 The visual baseline sets out a description of the extent of visibility. 

Representative viewpoints are identified and capture the range and extent 

of the likely visual effects of the development.  Groups of people likely to 

have views of the development have been identified and include local 

residents, people passing through and people at leisure in the area.  

2.11 Supporting figures have been provided in Appendix 1.  The supplied ZTV has 

indicated that the proposed development could potentially be visible across 

a geographical area extending to 2km (although it should be noted that the 

ZTV does not account for intervening vegetation and the settlements of 

Egremont and Thornhill which would filter or screen some views of the 

development locally). 
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Nature of possible landscape and visual effects 

2.12 The following list identifies the landscape and visual effects most likely to 

occur during the construction and/or operation of the development: 

• Direct effects on the landscape sub type in which the site is located;  

• Indirect effects on landscape subtypes that have a visual connection 

to the site;  

• Direct effects on existing landscape features on and adjacent to the 

site;  

• Effects on the views of local residents within 2km including those living 

on the settlement edge of Egremont at Gulley Flatts; 

• Effects on the views of people at leisure using the local Public Rights of 

Way footpath network; and 

• Effects on views people of travelling through the area along the A915 

and the minor road network surrounding the site.  

Effects scoped out 

2.13 The following effects are scoped out: 

• Effects on landscape and visual receptors beyond 2km from the Site, 

where it is judged that effects are unlikely to occur; 

• Effects on receptors outside of the visual envelope (ZTV) of the 

development; 

• Effects on landscape character types beyond 2km from the site, 

where it is judged that effects are unlikely to occur; and 

• Effects of night-time lighting during construction and operation and 

potential temporary floodlighting if night-time working is required due 

to the presence of existing lighting on the A595 and adjacent land 

uses. 
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3 METHODOLOGY 

Introduction 

3.1 The methodology for the assessment of landscape and visual effects of the 

proposed development follows the current best practice approach for the 

process of Landscape and Visual Impact Assessment (LVIA) and draws upon 

information contained within the following documents:  

• Guidelines for Landscape and Visual Impact Assessment (GLVIA Third 

Edition) (Landscape Institute and Institute of Environmental 

Management and Assessment, 2013); and  

• An Approach to Landscape Character Assessment (Natural England, 

2014). 

3.2 The methodology is described in full in Appendix 3. 

Process 

3.3 The LVIA process is non-prescriptive and informed objective and subjective 

judgments are made in the appraisal of landscape and visual effects.  For 

this appraisal, a structured approach consistent with good practice has 

been followed: 

• Specifying the nature of the proposed development; 

• Establishing a baseline by describing the existing landscape and the 

views and visual amenity in the area that may be affected; 

• Identifying the effects of the proposed development; and  

• Assessing the sensitivity of landscape and visual receptors and the 

magnitude of landscape and visual effects. 
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3.4 A decision on whether the effects should be categorised as positive, 

negative or neutral is made using the following criteria: 

• the degree to which the proposal fits with the existing character of the 

landscape or views; and  

• the contribution to the landscape or views that the proposed 

development makes, even if it contrasts with the existing character of 

the landscape or views. 

Baseline studies 

3.5 For the landscape baseline, an understanding of the landscape that may be 

affected is established including its constituent elements, its character and 

the way this varies spatially, its geographic extent, its history, its condition, 

the way the landscape is experienced, and the value attached to it. 

3.6 For the visual baseline, the extent of the visibility of the development, the 

different groups of people who may experience views of the proposed 

development, the viewpoints where they would be affected and the nature 

of the views at these points are established. 

3.7 A ZTV is used to illustrate the extent of ‘worst-case’ visibility of the proposed 

development assuming no screening by buildings or vegetation.  

3.8 Visual receptors, viewpoints and views that have been identified as unlikely 

to experience any adverse effects are not included in the detailed reporting 

but are noted with reasons for their exclusion. 

3.9 The value attached to the views experienced by visual receptors is 

established.  This takes into account the level of recognition attached to 

views through planning designations and indicators of value attached to 

views through appearance in guidebooks or on tourist maps, or provision of 

facilities for their enjoyment, or references in literature and art.   
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Identification and description of effects 

3.10 The baseline information is combined with an understanding of the details of 

the proposed development to identify and describe the likely landscape and 

visual effects, including direct effects and any indirect, secondary, short-, 

medium- and long-term, permanent and temporary, positive and negative 

effects.   

3.11 In predicting landscape effects, the components of the landscape likely to 

be affected by the development, referred to as the landscape receptors, are 

identified.  These include overall character and key characteristics, individual 

elements or features and specific aesthetic or perceptual aspects.  The 

interactions between the landscape receptors and the different components 

of the development upon completion are then identified.  

3.12 In predicting visual effects, a range of issues are considered, including: the 

nature of the view of the development; the proportion of the development 

that would be visible; the distance of the viewpoint from the development 

and whether the viewer would focus on it; and whether the view is stationary 

or transient; and the nature of the changes. 

Photographs 

3.13 Viewpoints have been selected to illustrate the nature of existing views for 

visual receptors with a high susceptibility to a change in their view.  
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3.14 Photographs have been taken from viewpoints in publicly accessible 

locations with a 50mm Focal Length lens and Full Frame Sensor Digital SLR 

Camera (Canon EOS 5D MkII). This captures a horizontal field of view of just 

less than 40 degrees and a 50mm fixed focal length lens. Where a single-

frame photograph based on this field of view has not conveyed the breadth 

of visual information required to represent the proposed development and 

relevant context, a panoramic image produced by the careful ‘stitching’ 

together of single-frame images, provides a more informative 

representation of the effect of a development in the landscape. 

3.15 The viewpoint locations have been captured by a hand-held GPS (Garmin 

GPSMAP® 64s) and recorded as OS grid coordinates. 

3.16 Technical Guidance set out within the Landscape Institute Technical 

Guidance Note 06/19 ‐ Visual Representation of Development Proposals has 

been followed and Type 3 visualisations have been selected to represent the 

appearance, context, form and extent of the development.  This type 

encompasses photomontages and photowires, providing a reasonable level 

of locational and photographic accuracy. 
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4 PLANNING AND LEGAL CONTEXT 

Introduction 

4.1 National and local planning policies relevant to landscape and visual 

matters are briefly reviewed below. 

National Planning Policy 

National Planning Policy Framework (2021)   

4.2 The National Planning Policy Framework was updated on 20 July 2021 and 

sets out the government planning policies for England and how these are 

expected to be applied.  

4.3 At the heart of the NPPF is a presumption in favour of sustainable 

development. This is set out in paragraph 11 which states that local planning 

authorities should approve development proposals that accord with up to 

date development plans unless: 

i. the application of policies in this Framework that protect areas or 

assets of particular importance provides a clear reason for refusing 

the development proposed; or 

ii. any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits when assessed against the 

policies in this Framework taken as a whole. 

4.4 Chapter 15: Conserving and enhancing the natural environment contains 

paragraphs relevant to the proposed development, including paragraphs 

174 and 175.  Paragraph 174 states that planning policies and decisions 

should contribute to and enhance the natural and local environment by 

(inter alia): 
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(a) protecting and enhancing valued landscapes, sites of biodiversity or 

geological value and soils (in a manner commensurate with their statutory 

status or identified quality in the development plan); and 

(b) recognising the intrinsic character and beauty of the countryside, and 

the wider benefits from natural capital and ecosystem services – including 

the economic and other benefits of the best and most versatile agricultural 

land, and of trees and woodland. 

4.5 Paragraph 175 states that plans should: distinguish between the hierarchy of 

international, national and locally designated sites; allocate land with the 

least environmental or amenity value, where consistent with other policies in 

this Framework; take a strategic approach to maintaining and enhancing 

networks of habitats and green infrastructure; and plan for the 

enhancement of natural capital at a catchment or landscape scale across 

local authority boundaries. 

Local Planning Policy 

3.17 The Development Plan for the area comprises The Copeland Local Plan 2013-

2028 Core Strategy and Development Management Policies (adopted 5 

December 2013).   

Core Strategy 

3.18 The following Core Strategy policies are relevant to the landscape and visual 

aspects of the proposed development: 

Policy ST1 – Strategic Development Principles 

3.18.1 This policy sets out the fundamental principles that will achieve sustainable 

development.  It seeks inter alia to: 

• Protect, enhance and encourage the creation of new areas of green 

infrastructure, recognising the important role that the natural 

environment and healthy ecosystems have to play in the future social 
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and economic, as well as environmental sustainability of Copeland; 

and 

• Protect and enhance areas, sites, species and features of biodiversity 

value, landscapes and the undeveloped coast. 

Policy ENV5 – Protecting and Enhancing the Borough’s Landscapes 

3.18.2 This policy seeks to: protect all landscapes from inappropriate change by 

ensuring that development does not threaten or detract from the 

distinctive characteristics of that particular area; ensure that the impact of 

the development on the landscape is minimised through adequate on-site 

mitigation; and enhance the value of the Borough’s landscapes. 

Development Management Policies 

3.19 The following Development Management Policies are relevant to the 

landscape and visual aspects of the proposed development: 

Policy DM10 – Achieving Quality of Place 

3.19.1 This policy seeks to raise the quality of development in Copeland by inter 

alia: 

• Respond positively to the character of the site and its immediate 

and wider setting and enhance local distinctiveness; 

• Incorporate existing features of interest including landscape, 

topography, local vernacular styles and building materials; and in 

doing so, have regard to the maintenance of biodiversity. 

Policy DM26 – Landscaping 

3.19.2 This policy seeks to ensure that new development protects and enhances 

the character of landscape character types and sub types in the Cumbria 

Landscape Character Assessment.  New development is required to: relate 

well in terms of visual impact, scale, character, amenity value and local 
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distinctiveness to the landscape character type or sub type in which it is 

located; and include landscaping schemes that retain existing landscape 

features, reinforce local landscape character and mitigate against any 

adverse visual impact. 

Designated landscapes 

Designation 

4.6 Designated landscapes can be an indicator of the recognised value of a 

landscape.  The site is not located within any statutory or non-statutory 

landscape designations.  It lies 3.8km to the west of the Lake District National 

Park. 

4.7 Egremont Castle is a scheduled monument 0.54km north-west of the site. 

4.8 The following Grade II listed buildings are located in proximity to the site: 

• K6 Telephone kiosk (0.13km NNW); 

• 17, Bridge End (0.3km NNW); and  

• Florence Iron Mining Pit Head (0.39km NE). 

Landscape strategies 

Cumbria Landscape Character Guidance and Toolkit  

4.9 The Cumbria Landscape Character Guidance and Toolkit maps and 

describes the character of different landscape types across the county and 

provides guidance to help maintain their distinctiveness.  The study was 

published by Cumbria County Council in March 2011 to provide a baseline of 

information for use by land owners, managers, developers, communities and 

planning authorities when making decisions on future land use and 

management. It supports the local development frameworks and influences 

where future development takes place and what it might look like. It 

addresses the aims of the European Landscape Convention by identifying 

and assessing landscape types and by providing a strategic framework that 
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includes visions and objectives for future landscapes and guidelines to help 

protect, manage and plan changes to maintain and enhance landscape 

distinctiveness. 

4.10 The landscape character assessment describes and maps the elements 

and features that make up distinctively different types of landscape 

throughout the county. 

4.11 The vision, landscape changes and guidelines provide a framework to help 

protect, manage, enhance and restore landscapes in the future and 

maintain their distinctiveness. 

4.12 The site lies within landscape type 5: Lowland and landscape sub type 5b: 

Low Farmland (see Figure 4: Landscape Character). Guidelines to help 

protect, manage and plan changes to maintain and enhance landscape 

distinctiveness in the Low Farmland sub type which are relevant to the 

proposed development include: 

Natural features: 

• Increase planting of mixed woodland and tree groups of varying sizes 

to create more panoramic diversity and colour. 

• Create a network of vegetation using native trees and shrubs to form 

ecological corridors as well as emphasise valleys.  

• Use woodland to contain and soften those areas that have been 

degraded by development or require an improved setting in the 

landscape. 

Cultural features: 

• Renovate gappy overgrown hedges through management and 

replanting.  

• Discourage introduction of fences to replace or gap up hedgerows 
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• Manage hedgerows in a traditional way.  

• Restore and maintain traditional kests (hedge banks) and small scale 

field patterns. 

Development: 

• When new development takes place consider opportunities to 

enhance and strengthen green infrastructure to provide a link 

between urban areas and the wider countryside. Reinforcing 

woodland belts, enhancing water and soil quality and the provision of 

green corridors from and between settlements could all help reinforce 

landscape and biodiversity features.  

• Encourage retention of traditional stone gateposts and features.  

• Improve visual awareness of individual settlements, land uses and 

cultural landmarks along each road and provide locations for 

stopping, viewing and picnicking. Encourage environmental 

improvements along roadside settlements to include traffic calming, 

planting and stronger definition of gateway entrances and exits. 

Introduce roadside planting of deciduous and mixed species to enrich 

views from the road. 
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5 BASELINE CONDITIONS 

5.1 This section provides a description of the site and the study area and sets 

out the landscape and visual baseline against which the development is 

assessed. 

Landscape character 

5.2 This description of the landscape character across the study area draws on 

Cumbria Landscape Character Guidance and Toolkit, Part One: Landscape 

Character Assessment.  

Cumbria Landscape Character Guidance and Toolkit 

5.3 The Cumbria landscape character assessment classifies the area 

surrounding Egremont, as far out as Middletown to the west and Grange 

Quarry to the east and much further to the south-east, as part of the 

Lowland landscape type. This is further subdivided into five sub-types, of 

which two occur within the study area, as shown in Figure 4: 

• 5a Ridge and Valley; and 

• 5b Low Farmland 

5.4 A small part of 5d Urban Fringe is in the northern part of the study area but is 

unlikely to have a visual connection with the development due to 

interruption by the settlement of Egremont.   

5a Ridge and Valley 

5.5 The Ridge and Valley sub-type occurs to the north-east of Egremont, 

including only a small part of the study area, but extending as a narrow 

band to Cleator Moor in the north-east. It is characterised as follows:  

• A series of ridges and valleys that rise gently toward the limestone 

fringes of the Lakeland Fells  
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• Well managed regular shaped medium to large pasture fields  

• Hedge-bound pasture fields dominate, interspersed with native 

woodland, tree clumps and plantations.  

• Scattered farms and linear villages found along ridges  

• Large scale structures generally scarce  

5b Low Farmland 

5.6 The Low Farmland sub-type includes the majority of the study area and 

extends west to the B5345, and eastwards to Beckermet. The key 

characteristics of this sub-type are:  

• Undulating and rolling topography  

• Intensely farmed agricultural pasture dominates  

• Patchy areas of woodland provide contrast to the pasture  

• Woodland is uncommon west towards the coast  

• Fields are large and rectangular  

• Hedges, hedgerow trees and fences bound fields and criss cross up and 

over the rolling landscape  

5.7 Small parts of the two subtypes are on the outer edges of the study area, 

including: 

• 5d Urban Fringe is on the northern edge but is unlikely to have a visual 

connection with the development due to interruption by the settlement 

of Egremont; and 

• 11a Foothills is on the eastern edge from where there may be an 

opportunity to view the development for elevated ground near 

Oxenriggs. 
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5.8 A small part of landscape type 4 Coastal Sandstone is on the southern edge 

of the study but is unlikely to have a visual connection with the development 

due to interruption by intervening vegetation. 

The study area 

5.9 The study area has been defined as a 2 km radius from the centre of the site.  

The study area is shown in Figure 1 and the focus of the LVIA is on the areas 

with potential visibility of the development. 

5.10 Most of the study area lies within the Low Farmland landscape sub type 

comprising undulating topography dissected by the A595.  To the west of 

the A595 the River Ehen meanders through an area of intensively farmed 

agricultural pasture interspersed with arable land. The land is low lying, 

usually below 100m AOD. To the east the land rises more steeply to 143m AOD 

close to Winscales and Grange Brow.  Land cover in this area is 

predominantly agricultural pasture. Fields tend to be fairly large and bound 

by hedges with hedgerow trees, or replacement fences. The hedges form an 

interlocking matrix across undulating land.  

5.11 Tree clumps, riverside and hedgerow trees are notable features.  Woodland 

is uncommon, although there is a large plantation block, Carletonmoor 

Woods, close to Whitehow Head. 

5.12 The settlement pattern varies, with large and small nucleated traditional 

settlements including Egremont, Thornhill and Carleton intermixed with 

many discrete farms dispersed across the landscape.  A wind turbine is 

located on higher ground close to Grange Brow and telegraph poles and low 

voltage power lines are more subtle elements.  The large-scale steel portal 

frame building, James Fisher Nuclear, is a dominant structure to the north-

west of the site. 

5.13 The north-eastern part of the study area lies within the Ridge and Valley 

landscape sub type comprising the valley of the River Ehen and the lower 
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south western slopes of Dent Fell.  Hedge-bound pasture fields dominate, 

interspersed with native woodland, tree clumps and plantations. 

5.14 The study area is perceived as a traditional working farmed landscape, 

adjacent to modern settlement and development.  Views in the landscape 

to the west of the A595 are small and contained close to the River Ehen and 

more expansive long distance to fells on the western edge of the Lake 

District from higher ground at Gulley Flatts.  From higher ground to the east 

of the A595 views are wide and long distance across Egremont to the Irish 

Sea.  

The site 

5.15 The site is an agricultural field located towards the south-eastern edge of 

Egremont used for pasture.  The site area is approximately 4 hectares. 

Current land cover comprises poor semi-improved grassland and bare 

ground. 

5.16 The site is bound to the north by a mature, managed hedge, dense scrub 

and deciduous woodland adjacent to an access road, Vale View.  The hedge 

continues to form the east boundary adjacent to the A595.  Deciduous 

woodland and hedge remnants form the west boundary. The south 

boundary is undefined with the remainder of the field to the south.  A stream 

runs through woodland in the northern corner of the site and is partially 

culverted. 

5.17 From a high point of approximately 61m on the east boundary, the site 

slopes west towards the River Ehen to a low point of approximately 50m on 

the east boundary.  The landform of the site forms part of the east slope of a 

valley containing the River Ehen. 

Landscape value 

5.18 The landscape of the site and its context is not an internationally or 

nationally designated landscape which would generally indicate a 
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landscape of higher value. To make a judgment about the value of the 

landscape, reference is made to guidance in the Landscape Institute 

Technical Guidance Note 02/21: Assessing landscape value outside national 

designations.  Table 1 in the guidance sets out a range of factors that can be 

considered when identifying landscape value and includes examples of 

potential indicators of value. The following factors are assessed: 

Natural heritage 

5.19 The Preliminary Ecological Appraisal prepared by Envirotech has identified 

that there are/is: no statutory nature conservation designations on the site; 

no tree preservation orders on trees on and adjacent to the site; and an 

intact hedge bounding the site to the east which is species poor and 

contains a low diversity of woody plant species. The site is judged to be 

generally of low natural heritage value. 

Cultural heritage 

5.20 There is no clear evidence of archaeological, historical or cultural interest on 

the site contributing positively to the landscape.  Egremont Castle, a 

scheduled monument, lies 0.54km north-west of the site and has a visual 

connection with the site. There are three Grade II listed buildings within 

0.5km of the site, none of which have a visual connection to it. The 

landscape is judged to have a low cultural heritage value. 

Landscape condition 

5.21 The site is a pasture field.  Hedges forming the field boundaries are well 

maintained and generally in good condition. The site is judged to be in an 

average physical state and of medium value in terms of landscape 

condition. 
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Associations 

5.22 There is no evidence that the site relates to notable people, events and the 

arts and is of low value in terms of associations. 

Distinctiveness 

5.23 The site is unremarkable with no rare or unusual landscape features to give 

it a strong sense of place or identity and as such has low value in terms of 

distinctiveness. 

Recreational 

5.24 The site does not offer any recreational value to the public, as it is private 

farmland with no public rights of way extending across it and therefore has 

low recreational value. 

Perceptual (Scenic) 

5.25 Whilst not unattractive, the site is part of a wider area of agricultural pasture 

and unremarkable.  It is visually influenced to a significant degree by 

buildings on Vale View, including a large, detached house, St Thomas Cross 

Garage and St Thomas Cross Hydraulics, and a large portal framed building 

clad in white profiled steel on Bridge End Industrial Estate.  The site and its 

immediate context are of low scenic value. 

Perceptual (Wildness and tranquillity) 

5.26 Due to the proximity of the A595, St Thomas Cross Roundabout, an industrial 

estate and an operational garage the site has low perceptual value. There is 

no sense of wildness, tranquillity or dark skies.  

Functional 

5.27 As an agricultural pasture, the site does not have any landscape elements 

that indicate clearly identifiable and valuable function, particularly in the 

healthy functioning of the landscape.  It is of low functional value. 
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Overall Landscape Value 

5.28 Overall, and considering these different aspects, it is considered the site and 

its immediate context are part of an area of intensively farmed agricultural 

pasture interspersed with arable land and is of low value.  

Visual baseline 

5.29 This section identifies the extent of possible visibility of the development and 

identifies the visual receptors to be assessed.  The viewpoints used to assess 

the effects on receptors, including reasons for their selection, are identified. 

Visibility mapping  

5.30 A Zone of Theoretical Visibility (ZTV) was produced to map areas (shaded in 

red) up to 2km from where there may, theoretically, be views of the 

development.  It is considered that beyond 2km the development would not 

result in noticeable visual effects. The ZTV illustrated in Figure 3: Zone of 

Theoretical Visibility is based on a bare terrain model with no account of 

vegetation or buildings interrupting visibility and, therefore, represents the 

maximum extent of the area from which views of the development may 

theoretically be available.  

5.31 The ZTV indicates high potential visibility within 1km of the site to the south, 

east and west.  Built form in the settlement of Egremont limits views into the 

site from the north-west. Woodland and landform in proximity to the disused 

Florence Mine interrupt views from the north-east.  Approximately 330m 

from the site boundary and up to 2km from the site, views can be obtained 

from elevated land to the west and south-west. 

Key visual receptors 

5.32 Visual receptors (people whose views towards the site might be changed by 

development on it) have been identified by reviewing the ZTV and 

determining the locations where susceptible receptors may be located, 
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drawing on desk-based and field-based observations.  Key receptors with 

potential visibility are: 

• People living in properties on Scurgill Terrace. 

• People living in the villages of Thornhill and Carleton, including Carleton 

Farm. 

• People living in the Gulley Flatts area of Egremont. 

• People living in isolated properties including Catgill Hall and Black Ling 

Cottages. 

• People at leisure in the landscape using the local public footpath 

network. 

• People visiting areas of interest including Egremont Castle. 

• People travelling through the area on local roads including the A595 

and minor roads on elevated ground. 

5.33 Visual receptors who would have no view of the development are also 

identified. 

5.34 The visual receptors most susceptible to a change in their view are people 

undertaking activities or visiting locations associated with the experience 

and enjoyment of the landscape including public rights of way footpaths 

and elevated ground on surrounding hills, and people at home. 

Viewpoints and views 

5.35 To represent the views of the receptors identified above, viewpoints from 

publicly accessible areas were selected through desk study and field work. 

They have been used to inform the assessment of visual effects on the 

potential receptors identified. Viewpoints that provide views in the short-, 

medium- and long-distance range are all in locations that can be accessed 

by the public and represent a limited number of visual receptors with the 

potential to view the site.  
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5.36 A total of twelve viewpoints were selected. A viewpoint within the Lake District 

National Park, on Cold Fell, was considered to assess the likely effects of the 

development on the World Heritage Site.  No view of the site is available from 

Cold Fell. 

5.37 Details of the viewpoints are provided in Table 1 below and their locations are 

shown in Figure 5: Visual Receptor and Viewpoint Location Plan in Appendix 1.  

There are numbered viewpoints where there is likely to be a view of the 

development; lower-case letter viewpoints have been assessed and have 

no view of the site.  The viewpoints are numbered according to their distance 

from the site.  Visual receptors are identified by capital letters in green 

circular markers. 

Table 1: Viewpoint locations and rationale for selection 

Viewpoint Name/Location/Proximity  Rationale for Selection 

1  Scurgill Terrace 

301641E 509967N 

127m NE 

Representative of view for 

residents at properties on 

Scurgill Terrace (A). 

2  Public footpath 425003 

301709E 509821N 

181m ESE 

Representative of view for 

people at leisure on the 

footpath travelling west (B).  

3 Public footpath 414004 

301202E 509732N 

191m ESE 

Representative of view for 

people at leisure on footpath 

travelling west (C). 

4 A595 Representative of views for 

motorists (D), cyclists (E) and 



27 

 

301385E 509494N 

321m S 

pedestrians (F). 

5 Minor road near Carleton 

Farm 

347134E 712949N 

493m E 

Representative of view for 

people at home at Carleton 

Farm (G). 

6  Egremont Castle 

300991E 510460N 

587m NW 

Representative of view for 

visitors to the scheduled 

monument (H). 

7 Public footpath 414004 

300943E 509181N 

778m WSW 

Representative of view for 

people at leisure on the public 

footpath (J) and residents at 

home in Thornhill (K). 

8 Uldale View 

345498E 710410N 

735m W 

Representative of view for 

people at home in properties at 

Gulley Flatts (L). 

9 Minor road near Oxenriggs 

Farm 

302326E 509875N 

796m E 

Representative of view for 

motorists travelling west on 

minor road (M). 

10 Minor road near Catgill Hall Representative of view for 

people at leisure on closed 
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300393E 509193N 

1.16km SW 

minor road (N). 

11 Minor road near Black Ling 

Cottages 

299874E 509516N 

1.51km WSW 

Representative of view for 

residents at Black Ling 

Cottages (O). 

12 Grove Road 

299748E 510699N 

1.8km WNW 

Representative of view for 

motorists approaching 

Egremont on Grove Road (P). 

13 Cold Fell 

305474E 509828N 

3.95km W 

Representative of view for 

visitors to the Lake District 

National Park. 

Note:  Letters in brackets (A) identify each visual receptor – see Figure 5: 

Visual Receptor and Viewpoint Location Plan. 
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5.38 Visual receptors identified as unlikely to experience any adverse effects and 

excluded from the assessment are listed in Table 2. 

Table 2: Viewpoint locations and reasons for exclusion 

Viewpoint Name/Location/Proximity to 

site 

Reason for exclusion 

a St Thomas Cross 

roundabout 

301636E 510045N 

149m NE 

Representative of view for 

motorists travelling south on 

the A595. 

Views to site interrupted by 

hedges, buildings and 

landform.  

B Ghyll Bank House 

301511E 509647N 

170m SSE 

Representative of view for 

residents at Ghyll Bank House 

and Jesmond House. 

View to site interrupted by 

dense hedges. 

c Public footpath 425009 

301776E 510799N 

829m NNE 

Representative of view for 

people at leisure on the public 

footpath. 

View to site interrupted by 

woodland blocks and landform. 

d Cold Fell in the Lake District 

National Park 

305474E 509828N 

3.95km W 

Representative of view for 

people at leisure on Cold Fell. 

View to site interrupted by 

woodland blocks and landform. 
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Value attached to views 

5.39 GLVIA3 also requires evaluation of the value attached to a view or visual 

amenity and relates this to planning designations and cultural associations. 

Views experienced from the viewpoints identified in Table 1 are not 

recognised formally or advertised in tourist information, or provided with 

interpretation, and are of lower value.  Fells within the Lake District National 

Park form a backdrop to views of the site from elevated ground to the west 

of the site.  These views are of higher value due to their association with a 

nationally designated landscape and World Heritage Site. 
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6 PROPOSED DEVELOPMENT 

6.1 The development is described in full in the Design and Access Statement 

submitted with the planning application. The site layout is illustrated in the 

Proposed Block Plan prepared by Architects Plus (see Figure 2: Proposed 

Block Plan). 

6.2 Planning consent is sought for the construction and operation of a three-

storey shop, warehouse and office building, two single storey industrial/ 

commercial units, a new vehicle access and car parking areas. 

Construction 

6.3 The construction phase is expected to last approximately 12 months. During 

the construction phase a temporary construction compound would be 

erected, along with temporary roadways, to facilitate access to all parts of 

the site. 

6.4 The following key activities would be undertaken to support the construction 

of the development: 

• Creation of temporary compounds; 

• Laying of temporary access tracks; 

• Excavation and levelling; 

• Construction of new access and car parks; 

• Connection to services; and 

• Construction of new buildings and surrounding landscape treatment.  

6.5 A Construction Environmental Management Plan would form part of an 

application to discharge a condition pursuant to a full planning permission. 
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Operation 

6.6 The development will comprise the following infrastructure once operational: 

• A three storey building; 

• 2 no. single storey buildings; 

• Customer car park (28 spaces) for the main building; 

• Staff car park (39 spaces) for main building; 

• Car park (15 spaces) for industrial/ commercial units;  

• Service yards (upper and lower) for the main building;  

• Retaining walls and engineered slopes; 

• The access road; and 

• Landscape framework. 

6.7 Elevations of the proposed buildings are shown in Figure 6: Proposed three-

storey building elevations and Figure 7:  Proposed industrial/ commercial 

unit elevations. Figure 8: Site sections show how the existing landform of the 

site would be reconfigured to accommodate the proposed buildings and 

site infrastructure. 

Landscape framework 

6.8 An integral part of the development would be the establishment of a 

landscape framework.  This would conserve existing landscape features on 

the site including hedges and mature trees and provide new landscape 

habitats to strengthen existing landscape features and to provide long term 

environmental enhancement. 
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6.9 Landscape mitigation proposals would be incorporated into the framework 

and include measures that aim to avoid, reduce or remedy adverse 

landscape and visual effects and respond to opportunities and constraints 

presented by the site and the proposed development layout. They also 

include measures that would reduce the visual effects of the proposed 

buildings on local views by strengthening key field boundaries on the 

perimeter of the site. 

6.10 The following measures would be included in the development to reduce 

likely landscape and visual effects and to achieve biodiversity net gain as 

illustrated in Figure 9: Landscape Plan: 

• Retaining existing hedges on the east and north boundaries of the 

site. 

• Retaining and managing the existing mixed broadleaved woodland 

adjacent to the west boundary of the site. 

• Retaining and managing the existing scrub adjacent to the north 

boundary of the site. 

• Establishing new hedges on the south and west boundaries of the site 

and within the site. 

• Establishing new native woodland to extend the existing woodland 

along the west boundary of the site and create a new block on the 

north-east boundary. 

• Establishing new shrubs as a tall edge to existing woodland and 

scrub. 

• Establishing new trees within the development. 

• Creating species-rich native wildflower meadow. 
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• Creating a new pond in the lowest lying area of the site contained by 

new landform. 
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7 LANDSCAPE AND VISUAL EFFECTS 

Introduction 

7.1 The landscape and visual receptors that may potentially be affected by the 

proposed development are identified in Section 5.   

7.2 The landscape and visual effects on completion of the development are 

identified in this section and categorised as positive, negative or neutral.  

The criteria for determining the category include: 

• the degree to which the proposed development fits with the existing 

character; and  

• the contribution to the landscape that the development may make in 

its own right, by virtue of good design, even if it is in contrast to 

existing character. 

7.3 The construction phase would last for approximately 12 months and would 

give rise to short-term landscape and visual effects. The construction phase 

effects would differ from the operational effects in that they would include 

different activity on site. The operational phase would have activity 

associated with it, primarily vehicle movements. Construction vehicle 

movements would focus on the main access tracks and compound areas. 

The location of construction works on the site would change as different 

areas are built out. 

7.4 Duration is one of the factors which is taken into consideration in 

determining the magnitude of landscape and visual effects. The 

construction-phase landscape and visual effects arising from the 

development would be a minor consideration compared to long-term 

operational effects, which are the focus of the assessment contained in this 

section of the report. Due to their temporary nature, construction phase 

effects would not be greater than the operational effects in magnitude or 
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level of effect. The principal effects of the development would relate to the 

operational phase; construction phase effects are given no further specific 

consideration in this assessment. 

7.5 The effects on each landscape and visual receptor together with an 

assessment of the level of effects and whether the effects are positive, 

negative or neutral described below.  

Landscape effects 

7.6 The landscape receptors considered are: 

• Landscape features/ elements on and adjacent to the site. 

• Landscape character of the site and surrounding area. 

• Published Landscape Character Types described in Cumbria 

Landscape Character Guidance and Toolkit, both for the landscape 

sub type within which the development would be located, and 

adjacent sub types as appropriate. 

Effects on landscape features/ elements 

7.7 The development would have a direct effect on both land cover and 

landform on the site. There would be a change to the land cover on the site, 

which currently comprises poor semi-improved grassland, bare ground, 

woodland and dense scrub. The development would change the land use 

from agricultural to urban, introducing new elements including new 

buildings with associated car parks and yard areas.   

7.8 The site slopes relatively steeply from Vale View towards the River Ehen.  

Extensive cut and fill would be required to create level platforms for the 

proposed buildings and level areas for the car park and yard areas. 

7.9 The effects on landscape features of the site, specifically land cover and 

landform, are judged to be negative. 



37 

 

Effects on the landscape character of the site and surrounding area 

7.10 The following table presents an appraisal of the effects of the development 

on the key characteristics of the landscape character of the site and its 

surrounding area: 

Table 2: Identification of effects on key landscape characteristics 

Characteristics Effects 

Landform The development would have a direct effect on 

landform. The site slopes steeply towards the 

River Ehen and the existing landform would be 

reconfigured extensively to provide level 

platforms and areas for development. 

Field pattern Located in a single field, the development 

would not mask the characteristic landscape 

pattern comprising well managed regular 

shaped medium to large pasture fields.  A new 

hedge would define the north boundary of the 

remaining section of the field to the south of 

the site. 

Vegetation Vegetation on the site comprises poor semi-

improved grassland, deciduous woodland, 

dense scrub, hedges, tall ruderal and bramble. 

Vegetation is restricted to the outer edges, with 

a woodland belt adjacent to the west boundary 

and a managed hedge along the north and 

east boundaries. Woodland, scrub and hedges 

would be retained as part of the landscape 

framework for the development. This context is 

helpful for integrating the development into its 

surroundings which includes hedges, hedgerow 

trees and patchy areas of woodland. 
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Settlement The development would extend the settlement 

edge of Egremont to the south. The site is 

adjacent to Bridge End Industrial Estate, which 

extends as far south as the site to the west  

Land cover The site currently comprises a field of poor 

semi-improved grassland used for pasture. 

While the development would reflect a change 

of land use, other built forms are present in the 

immediate surrounding area, including a large-

scale building on Bridge End Industrial Estate.  

Openness The site is situated within an area of undulating 

and rolling topography and sits on the eastern 

slope of the valley containing the River Ehen.  

The landform, together with the presence of 

woodland, including riparian woodland on the 

river, and hedges and hedgerow trees that 

bound fields and criss cross up and over the 

rolling landscape, gives the landscape a sense 

of enclosure. 

Perceptual (tranquillity) The landscape has no sense of tranquillity due 

to the presence of modern development, 

including Bridge End Industrial Estate and St 

Thomas Cross Garage.  Traffic on the A595 

generates noise across the site. 

7.11 Overall, the effects on the landscape character of the site and surrounding 

area are judged to be generally neutral. 
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Effects on published landscape character types 

Effects on 5a Ridge and Valley 

7.12 There would be an indirect effect on some extensive views across the Low 

Farmland landscape sub type from elevated ground in proximity to the 

village of Carleton.  Carleton lies on the west side of a ridge which runs 

approximately north-south between Wilton and Thornhill.  The development 

would be a small component of a wide panoramic view containing other 

built forms.  Due to the position of the development on a steep slope, it is 

likely that only the roof tops of the proposed buildings would be visible in 

most views from the Ridge and Valley sub type. 

7.13 The effects are judged to be neutral. 

Effects on 5b Low Farmland 

7.14 There would be direct effects on less than 1 per cent of the area of landscape 

sub type 5b Lowland Farmland where the site is located.  Direct landscape 

effects would include replacing existing agricultural land use with mixed-use 

development. The development layout has been designed to retain existing 

vegetation within and around the outer edges of the site as far as possible 

and no notable trees or hedgerow sections would be removed.  The field 

would become part of the settlement of Egremont. 

7.15 The effects are judged to be negative. 

Sensitivity of the site and surrounding area 

7.16 The sensitivity of each landscape receptor is assessed, based on its 

susceptibility to the development and the value attached to the landscape.   

Landscape value 

7.17 The site and the surrounding area do not lie within a designated landscape.  

With reference to Technical Guidance Note 02/21: Assessing landscape value 
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outside national designations, the overall value of the site and surrounding 

landscape is judged to be low. 

Susceptibility of the landscape to change 

7.18 The following attributes of the landscape most likely to be affected by the 

development are: 

• Landform:  The landscape has an undulating and rolling topography 

and the development would be on a slope visible from elevated ground 

to the west of the site. The undulating landform and some ridges give 

the landscape a medium susceptibility to development. 

• Openness: The presence of hedges on the north and east boundaries of 

the site and a woodland on the west boundary together with vegetation 

in the landscape beyond the site means the landscape has some open 

and some more enclosed areas and development would be less easily 

perceived, especially at distance.  The wider area is semi-enclosed and 

has some enclosed and some open areas. The site has some 

intervisibility with surrounding landscapes, particularly to the west. In 

terms of openness, the landscape would have a medium susceptibility 

to development. 

• Field pattern:  The landscape has fields that are large and rectangular 

which would be less susceptible to development.  Development in one 

field would not mask the characteristic landscape pattern.   

• Land cover:  The land cover of the site and the surrounding landscape is 

predominantly poor semi-improved grassland used for pasture.  As an 

intensively farmed area close to existing development on an industrial 

estate, the landscape has a low susceptibility to development. 
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• Perceptual (tranquillity): The landscape is significantly influenced by 

development/ human activity, where new development would not be 

out of character.  It would have a low susceptibility to development. 

• Scenic qualities: Although the landscape has some scenic quality due 

to the presence of the River Ehen, it is influenced by built form to the 

east (St Thomas Cross Garage) and west (Bridge End Industrial Estate) 

of the site.  The elevated A595 is also a detractor.  The landscape is 

considered to have no notable sense of scenic quality and a low 

susceptibility to the development.   

7.19 The location of the site on a visually prominent slope, in a landscape with 

some sense of enclosure, where much of the landscape is intensively 

farmed with larger scale field patterns and there are relatively low levels of 

remoteness and scenic quality it is considered that, overall, the landscape 

would have a low susceptibility to the development. 

Landscape sensitivity 

7.20 The local landscape has a low value and a low susceptibility to the 

development.  The Cumbria Landscape Character Guidance and Toolkit 

does not note levels of sensitivity for landscape character sub types. Overall, 

it is concluded that the landscape of the site and the immediate 

surrounding area has a low sensitivity to the proposed development. 

Magnitude of landscape effects 

7.21 A consideration of the magnitude of change on the landscape receptors is 

based on the size or scale, geographical extent and duration and 

reversibility of the changes.  For development, these considerations are: 

• Scale: there would be a noticeable loss of agricultural land and the 

addition of built form would change the landscape character of the 

site which is judged to be moderate in scale.   
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• Geographical extent: the change to landscape elements and 

landscape character would be local to the immediate site and affects 

only a small part of the landscape character sub type and is judged 

to be localised in extent. 

• Duration: the changes would be experienced over a period of more 

than 10 years, which is judged to be long term. 

• Reversibility: the effects of the development would be permanent.  

Magnitude of effects on landscape features/ elements 

7.22 There would be a major alteration to land cover and landform on the site 

which would be restricted to the site and permanent.    The magnitude of 

this effect is judged to be medium-high on completion of the development 

and in the long term.   

7.23 Combining this with the low sensitivity of the site, it is judged that the level of 

effect would slight reflecting a perceptible but small negative effect over a 

restricted area on elements key to the character of the Lowland Farmland 

sub type. 

Magnitude of effects on the landscape character of the site and surrounding 

area 

7.24 The change in the landscape character of the site would be: major; within 

the development site itself affecting only a small part of 5b Lowland 

Farmland; and permanent.  The magnitude of indirect landscape effects on 

the surrounding landscape characteristics arising from the development is 

judged to be medium-high on completion, reducing to medium in the long-

term as mitigation planting matures. 

7.25 Given the low sensitivity of the landscape, the level of effect would be 

moderate-slight on completion and slight in the long-term. 
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Magnitude of effects on published landscape character types 

7.26 All direct effects would be within a small portion of landscape sub type 5b 

Low Farmland, which is estimated to be less than 1 per cent of the total sub 

type area. The magnitude of the direct effects on LCT 186 is judged to be 

medium-low on completion and in the long-term. 

7.27 The level of effect on sub type 5b is judged to be imperceptible-slight. 

7.28 The other landscape sub-type in the study area, 5a Ridge and Valley, would 

not be affected to any significant extent. 

Visual effects 

7.29 The effects on views and visual amenity as experienced by residents at 

home, people at leisure in the area and people passing through it on local 

roads have been assessed from twelve representative viewpoints as set out 

in Table 4. The types of viewers who would be affected and the places where 

they would be affected are shown in Figure 5.  Overall, it is considered that 

the visibility of the development would be mainly confined to visual 

receptors within an area approximately 1km from the site to the north, west 

and east.  There are three viewpoints beyond 1km on elevated ground to the 

west and south-west of the site.  This zone of visibility extends to Oxenriggs 

Farm to the east, the village of Thornhill to the south and the edge of 

Egremont to the west.   

7.30 Fieldwork undertaken in the landscape surrounding the site confirms that 

the visibility of the site is more limited than indicated on the ZTV plan, due to 

the screening effects of woodland, hedges and landform in the landscape. 
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Viewpoint assessment 

7.31 The viewpoint assessment in Table 4 summarises the effects of the 

development on the views of visual receptors. Annotated photographs are 

provided in Appendix 2 to illustrate the views of visual receptors from the 

twelve representative viewpoints.  Photomontages have also been provided 

for viewpoints 2, 3, 4 and 6 which are within 1km of the development.  

Table 4: Viewpoint assessment 

Viewpoint Visual receptor 
and susceptibility 
to change 

Visual effect 

VP1 

View from 

Scurgill 

Terrace 

looking 

west-south-

west 

towards the 

site 

 

Residents at home 

in properties on 

Scurgill Terrace. 

High susceptibility 

to change due to 

direct views of the 

site from the 

property, 

particularly from 

rooms normally 

occupied during 

daylight hours. 

For residents of homes on Scurgill Terrace, there would 

be an oblique view towards the site.  The view is 

across a pasture field which slopes down to the A595.  

The St Thomas Cross Garage and vegetation adjacent 

to the A595 interrupt a view of the site.  Beyond the 

site, ground rises to the skyline to the west of the 

Gulley Flatts area of Egremont and there is a view of 

the Irish Sea to the south-west. 

There may be a partial view of the upper portion of the 

main building to the south of St Thomas Cross Garage. 

The remainder of the development would be screen 

by vegetation and the garage. 

The development would not change the existing 

skyline profile or create a new visual focus in the view 

due to the presence of the St Thomas Cross Garage 

building. 

The visual effect would be neutral as the development 

would be a small component of the view and there 

are existing buildings present in the view.  The 

development would fit with the existing character of 

the view. 



45 

 

VP2 

View from 

public 

footpath 

425003 

looking west 

towards the 

site 

 

Users of public 

footpath 425003. 

High susceptibility 

to change due to a 

focus on and 

appreciation of the 

landscape. 

For users of public footpath 425003 there would be a 

direct view to the site as the A595 is approached.  The 

view is across a pasture field which slopes down to the 

A595.  Landform, St Thomas Cross Garage and 

vegetation adjacent to the A595 interrupt a view of 

the site.   Beyond the site ground rises to the skyline to 

the west of the Gulley Flatts area of Egremont and 

there is view of the Irish Sea to the south-west. 

There may be a partial view of the upper portion of the 

main building and industrial/ commercial units. The 

service yards and car park areas would not be visible 

due to the landform configuration and vegetation. 

The development would not change the existing 

skyline profile or create a new visual focus in the view 

due to the presence of St Thomas Garage and James 

Fisher Nuclear buildings. 

The visual effect would be neutral as there are existing 

large-scale buildings present in the view and 

extensive built form in the south-western part of 

Egremont.  The development would fit with the existing 

character of the view. 

VP3 

View from 

public 

footpath 

414004 

looking 

north-east 

towards the 

site 

 

Users of public 

footpath 414004. 

High susceptibility 

to change due to a 

focus on and 

appreciation of the 

landscape. 

For users of public footpath 425003 there is a direct 

view to the site as Bridge End industrial Estate is 

approached from the south.  The view is across a 

pasture field which slopes up to the site. Vegetation on 

the west boundary of the site filters views into the site.  

The Urban Fitness & Performance Gym building on the 

southern edge of Bridge End industrial Estate 

introduces built form to the view and a low voltage 

power line crosses the pasture field from north to 

south. 

All the buildings in the development would be visible 

in juxtaposition with the vegetation on the west 

boundary.  The main building would likely break the 

skyline above the vegetation.  

The view would be transient as users progress north 

on the footpath.  

The development would create a new visual focus in 

the view and increase the quantum of built form. 
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The visual effect would be negative as the 

development would contrast with the existing rural 

character of the view. 

VP4 

View from 

A595 

looking 

north 

towards the 

site 

 

Users of the A595 

including 

motorists, cyclists 

and pedestrians. 

Medium 
susceptibility to 

change for 

motorists due to a 

focus on the road 

and views of the 

surroundings form 

an incidental 

contribution to the 

journey and 

cyclists/ 

pedestrians where 

views of the 

surroundings 

contribute to the 

experience. 

For users of the A595 travelling north towards 

Egremont, there is a direct view of the site.  The view is 

over a maintained hedge and pasture fields. The 

large-scale James Fisher Nuclear building and other 

buildings on the Bridge End Industrial Estate are visible 

to the north-west of the site.  Egremont Castle is 

visible above trees further to the north-west. A white 

rendered house on Vale View to the north of the St 

Thomas Cross Garage building is visible on the east 

boundary of the site. 

The main building and its service yards and car park 

area would be visible.  The industrial / commercial 

units would be partially obscured by the main 

building. 

The view would be transient as users progress north 

towards Egremont.  

There would be no change to the skyline and the 

buildings in the development would be set against a 

backdrop of woodland. 

The visual effect would be neutral as there are existing 

large-scale buildings present in the view and 

extensive built form in the south-eastern part of 

Egremont. The development would fit with the existing 

character of the view. 

VP5 

View from 

minor road 

close to 

Carleton 

Farm 

looking 

north-west 

towards the 

site 

 

Residents at home 

in Carleton Farm.  

High susceptibility 

to change due to 

direct views of the 

site from the 

property, 

particularly from 

rooms normally 

occupied in 

daylight hours. 

For residents at home in Carleton Farm there is a 

direct view of the site.  The view is across undulating 

pasture fields which slopes down to the A595.  St 

Thomas Cross Garage and vegetation adjacent to the 

A595 interrupt a view of the site.   Beyond the site, the 

large-scale James Fisher Nuclear building is 

prominent in the view due to its white cladding and 

built form in the Gulley Flatts and How Bank Farm area 

of Egremont are visible. The ground rises to the skyline 

to the west of Egremont and there is a view of the Irish 

Sea to the west-south-west. 

There may be a partial view of the upper portion of the 

main building, but its service yards and car park areas 
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would not be visible due to the foreground landform 

configuration and vegetation. The industrial/ 

commercial units would be screened by vegetation. 

The development would not change the existing 

skyline profile or create a new visual focus in the view 

due to the presence of St Thomas Garage and James 

Fisher Nuclear buildings. 

The view from the residential properties would be 

stationary. 

The visual effect would be neutral as the development 

would be a small component of the view and there 

are existing large-scale buildings and extensive built 

form in the south-western part of Egremont present in 

the view.  The development would fit with the existing 

character of the view. 

VP6 

View from 

Egremont 

Castle 

looking 

south-east 

towards the 

site 

 

People visiting 

Egremont Castle, a 

scheduled 

monument. 

High susceptibility 

to change due to a 

focus on and 

appreciation of the 

landscape setting 

of the castle. 

For visitors to Egremont Castle part of the site would 

form a small component of a panoramic view to the 

south-east. The view is across the south-eastern part 

of Egremont which is contained by a bend in the River 

Ehen. Buildings in Bridge End Industrial Site sit in front 

of the site including the large-scale James Fisher 

Nuclear building.  Beyond the site ground rises to the 

skyline to the east of the village of Carleton. 

The main building in the southern part of the 

development would be visible above the James Fisher 

Nuclear building.  The industrial/ commercial units 

would be screened by woodland on the west 

boundary of the site. 

Visitors to the castle would be over 0.5km from the 

development which would appear as a small element 

in the panoramic view. 

The view would be stationary from the castle complex. 

While the development would introduce new built 

form to the view this would be seen in the context 

extensive built form in the south-eastern area of 

Egremont including the large-scale James Fisher 

Nuclear building.   

The visual effect would be neutral as the 

development would be a small component of the view 
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and there are existing large-scale buildings and 

extensive built form in the south-eastern part of 

Egremont present in the view. The development would 

fit with the existing character of the view. 

VP7 

View from 

public 

footpath 

425003 

looking west 

towards the 

site 

 

Users of footpath 

and representative 

of view for 

residents at home 

in properties on the 

northern edge of 

Thornhill. 

Footpath users: 

High susceptibility 

to change due to a 

focus on and 

appreciation of the 

landscape. 

Residents at home: 

High susceptibility 

to change due to 

direct views of the 

site from the 

property, 

particularly from 

rooms normally 

occupied in 

daylight hours. 

For users of the footpath and residents at home in 

Thornhill there is a direct view to the site. The view is 

across gently undulating pasture fields within the River 

Ehen valley.  Views into the site are screened by 

woodland in the foreground landscape.  A small part 

of north-western area of the site is visible. Dent Fell 

(which is not in the Lake District National Park) forms 

the backdrop to the view.  Buildings in Bridge End 

Industrial Estate are visible in juxtaposition with 

woodland including the large-scale James Fisher 

Nuclear building.   

There may be a partial view of the upper portion of the 

industrial/ commercial units. The main building and its 

service yards and car park areas would likely not be 

visible due to screening by vegetation.  

The view from properties in Thornhill would be 

stationary, and from the footpath transient. 

The development would not change the existing 

skyline profile or create a new visual focus in the view 

due to the presence of the James Fisher Nuclear 

building and Dent Fell. 

The visual effect would be neutral as the development 

would be a small component of the view and there 

are existing buildings present in the view. The 

development would fit with the existing character of 

the view. 

VP8 

View from 

Uldale View 

looking east 

towards the 

site 

 

Residents at home 

in the Gulley Flatts 

area of Egremont. 

High susceptibility 

to change due to 

direct views of the 

site from the 

property, 

particularly from 

rooms normally 

For residents at home in the Gulley Flatts area of 

Egremont there is a direct view of the site.   The view is 

across a gently undulating agricultural landscape and 

the valley of the River Ehen. Buildings in Bridge End 

Industrial Site to the north-west of the site  are visible 

including the large-scale James Fisher Nuclear 

building.  Beyond the site ground rises to the skyline to 

the east of the village of Carleton. Houses in the village 

of Carleton are visible on the slope. Fells in the Lake 
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occupied in 

daylight hours. 

District National Park (including Cold Fell) form part of 

the skyline. 

All the buildings in the development would be visible 

and set against the rising ground to the west of the 

A595.   

The development would be over 0.7km from the 

viewpoint and a small element of a panoramic view. 

Viewers are likely to be drawn to the James Fisher 

Nuclear building. 

The view from the residential properties would be 

stationary. 

The development would increase the quantum of built 

form in the view. 

The visual effect would be neutral as the 

development would fit with the existing character of 

the view which includes several isolated buildings and 

built up areas. 

VP9 

View from 

minor road 

near 

Oxenriggs 

Farm 

looking west 

towards the 

site 

Users of the minor 

road including 

motorists, cyclists 

and pedestrians. 

Medium 
susceptibility to 

change for 

motorists due to a 

focus on the road 

and views of the 

surroundings form 

an incidental 

contribution to the 

journey and 

cyclists/ 

pedestrians where 

views of the 

surroundings 

contribute to the 

experience. 

For users of the minor road there would be a direct 

view to the site when travelling west towards 

Egremont.  The view is across undulating pasture 

which slopes towards the A595.  The site is in the 

valley of the River Ehen and hidden by landform.   

Beyond the site ground rises to the skyline to the west 

of the Gulley Flatts area of Egremont and there is an 

extensive view of the Irish Sea to the west. 

There may be a partial view of the upper portion of the 

main building in the southern part of the site. The 

industrial/ commercial units and service yards and 

car park areas serving the main building would not be 

visible due to the landform configuration and 

vegetation. 

The development would not change the existing 

skyline profile or create a new visual focus in the view 

as it would be a small component of a wide 

panoramic view. 

The visual effect would be neutral as there are 

existing large-scale buildings present in the view and 

extensive built form in the south-eastern part of 
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Egremont. The development would fit with the existing 

character of the view. 

VP10 

View from 

minor road 

near Catgill 

Hall looking 

north-east 

towards the 

site 

 

Residents at home 

in Catgill Hall.  

High susceptibility 

to change due to 

direct views of the 

site from the 

property, 

particularly from 

rooms normally 

occupied in 

daylight hours. 

 

For residents at home in Catgill Hall there is an oblique 

view to the site. The view is across gently undulating 

pasture fields within the River Ehen valley.  Dent Fell 

(which is not in the Lake District National Park) 

together with Flat Fell, Blakely Raise and Grike on the 

western edge of the Lake District National Park form 

the backdrop to the view.  Houses on Scurgill Terrace 

and St Thomas Cross Garage building are visible.  

There are numerous other buildings in the view 

including the James Fisher Nuclear building in Bridge 

End Industrial Estate abd houses in the village of 

Carleton. A wind turbine to the west of Carleton is 

visible. 

All the buildings, service yards and car park areas in 

the development would be visible.   

The development would not change the existing 

skyline profile or create a new visual focus in the view 

as it would be a small component of a wide 

panoramic view.  It would be viewed in front of the St 

Thomas Cross Garage building and Scurgill Terrace. 

The view from Catgill Hall would be stationary, and 

from the minor road transient. 

The visual effect would be neutral as the 

development would be a small component of the view 

and there are existing buildings present in the view.  

The development would fit with the existing character 

of the view. 

VP11 

View from 

Queens 

Drive 

adjacent to 

Black Ling 

Cottages 

looking 

east-north-

east 

Residents at home 

in Black Ling 

Cottages.  

High susceptibility 

to change due to 

direct views of the 

site from the 

property, 

particularly from 

rooms normally 

For residents at home in Black Ling Cottages there is 

an oblique view towards the site. The view is across 

gently undulating pasture fields within the River Ehen 

valley.  A north-western area of the site would not be 

visible due to buildings at Pickett How Farm. Dent Fell 

(which is not in the Lake District National Park) 

together with fells on the western edge of the Lake 

District National Park form the backdrop to the view.  

Houses on Scurgill Terrace are visible in juxtaposition 

with the St Thomas Cross Garage building.  There are 

numerous other buildings in the view including houses 
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towards the 

site 

 

occupied in 

daylight hours. 

 

in the village of Carleton. A wind turbine to the west of 

Carleton is visible. 

The main building and its service yards and car park 

areas in the southern part of the development would 

be visible.  The industrial/ commercial units would 

likely be screened by farm buildings at Pickett How 

Farm. 

The view from Black Ling Cottages would be 

stationary, and from the footpath transient. 

The development would not change the existing 

skyline profile or create a new visual focus in the view 

due to the presence of farm buildings at Pickett How 

Farm. 

The visual effect would be neutral as the 

development would be a small component of the view 

and there are existing buildings present in the view. 

The development would fit with the existing character 

of the view. 

VP12 

View from 

Grove Road 

looking 

east-south-

east 

towards the 

site 

Users of Grove 

Road including 

motorists, cyclists 

and pedestrians. 

Medium 

susceptibility to 

change for 

motorists due to a 

focus on the road 

and views of the 

surroundings form 

an incidental 

contribution to the 

journey and 

cyclists/ 

pedestrians where 

views of the 

surroundings 

contribute to the 

experience. 

For users of Grove Road, there is an oblique view 

towards the site. The view is across gently undulating 

pasture fields north-west of the Gulley Flatts area of 

Egremont.  A north-western area of the site would not 

be visible due to interruption by vegetation on the 

west boundary. Cold Fell on the western edge of the 

Lake District National Park forms part of the skyline in 

the view.  Houses in the settlements of Egremont (at 

Gulley Flatts), Carleton and Thornhill are visible. A wind 

turbine to the west of Carleton is visible. St Thomas 

Cross Garage and James Fisher Nuclear buildings are 

prominent in the view. 

The main building and its service yards and car park 

areas in the southern part of the development would 

be visible.  The industrial/ commercial units would 

likely be screened by vegetation. 

The main building and its service yards and car park 

areas in the southern part of the development would 

be visible.  The industrial/ commercial units would 

likely be screened by woodland on the west boundary 

of the site. 
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The view for Grove Road be transient as users travel 

east to Egremont. 

The development would not change the existing sky-

line profile or create a new visual focus in the view due 

to the presence of isolated buildings and built-up 

areas. 

The visual effect would be neutral as the development 

would be a small component of the view and there 

are existing buildings present in the view. The 

development would fit with the existing character of 

the view. 

 

Sensitivity of visual receptors 

7.32 The sensitivity of each visual receptor is assessed, based on its susceptibility 

to the development and the value attached to the view.  

Value of views 

7.33 View values are generally judged to be low (see Section 5).  Views which 

include a view of fells in the Lake District National Park are judged to be of 

high value and include viewpoints 8 10, 11 and 12. 

Susceptibility of visual receptors to change 

7.34 Judgements of the susceptibility of visual receptors to the change which the 

development would bring are set out in Table 4. 
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Magnitude of visual effects on visual receptors  

7.35 The magnitude of the effects on the following visual receptors are 

considered: 

• Residents at home; 

• Users of the local public right of way footpath network;  

• Users (motorists, cyclists and pedestrians) of the local road network 

and 

• Visitors to Egremont Castle. 

7.36 The magnitude of visual effects on each visual receptor is assessed in terms 

of its size or scale, the geographical extent of the area influenced and its 

duration and reversibility.   For all visual receptors, the following applies in 

terms of duration and reversibility: 

• Duration: the change would be permanent. 

• Reversibility: there is no intent for the change to be reversed. 

Magnitude of effects on residents at home  

7.37 Residents at home are judged to have medium-low or medium-high 

sensitivity to development (based on susceptibility to change combined 

with the value of the view) depending on whether the view includes fells in 

the Lake District National Park.  It is assumed that residents would have an 

interest in views from their properties. 

Scurgill Terrace  

7.38 The view of residents at home in Scurgill Terrace is represented by Viewpoint 

Photograph 1. 

7.39 There would be a partial view of the development in the southern part of the 

site.  This would be restricted to the upper portion of the main building 

viewed above vegetation between the viewpoint and the site.  New 
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woodland planting on the eastern boundary would screen views of the 

building in the long-term as it matures.   The proposed hedgerow along the 

southern site boundary would soften the edge of the development in the 

long-term. 

7.40 The scale of change in the view would be minor due to a small proportion of 

the view occupied by the development.  The effect would be restricted to 

residents of a small number of properties on Scurgill Terrace.  

7.41 Effects on completion would be medium in magnitude and the overall level 

of effect would be slight.  In the long term, as woodland planting matures, 

the effect would become low in magnitude and the overall level of effect 

would be negligible.   

Carleton Farm 

7.42 The view of residents at home in Carleton Farm is represented by Viewpoint 

Photograph 5. 

7.43 There may be a partial view of the upper portion of the main building, but its 

service yards and car park areas would not be visible due to the foreground 

landform configuration and vegetation. The industrial/ commercial units 

would be screened by vegetation. 

7.44 The scale of change in the view would be minor due to a small proportion of 

the view occupied by the development.  The effects would be restricted to 

residents of Carleton Farm.  

7.45 Effects on completion would be medium in magnitude and the overall level 

of effect would be slight.  In the long term, as woodland planting matures, 

the effect would become low in magnitude and the overall level of effect 

would be negligible.   
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Thornhill 

7.46 The view for residents at home in properties on the northern edge of the 

village of Thornhill is represented by Viewpoint Photograph 7. 

7.47 There may be a partial view of the upper portion of the industrial/ 

commercial units. The main building and its service yards and car park 

areas would likely not be visible due to screening by vegetation between the 

viewpoint and the site.  

7.48 The scale of change in the view would be minor due to a small proportion of 

the view occupied by the development.  The effect would be localised to 

residents at home in properties on the northern edge of Thornhill.  

7.49 Effects on completion and in the long-term would be medium in magnitude 

and the overall level of effect would be slight. 

Gulley Flatts 

7.50 The view for residents at home in properties on the eastern edge of the 

Gulley Flatts area of Egremont who have a view to fells in the Lake District 

National Park is represented by Viewpoint Photograph 8. 

7.51 All the buildings in the development would be visible and viewed against the 

existing buildings on Vale View and Scurgill Terrace or rising ground to the 

west of the A595.   

7.52 The scale of change would be moderate due to noticeable changes to the 

field in the view.  The effect would be localised to residents at home in 

properties on the eastern edge of Gulley Flatts.  

7.53 Effects on completion and in the long-term would be medium-high in 

magnitude and the overall level of effect would be moderate. 
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Catgill Hall 

7.54 The view for residents at home in Catgill Hall, who have a view to fells in the 

Lake District National Park, is represented by Viewpoint Photograph 10. 

7.55 All the buildings, service yards and car park areas in the development would 

be visible from a distance exceeding 1km.   

7.56 The scale of the change would be minor as the development would be 

viewed as part of an existing group of buildings including St Thomas Cross 

Garage, a house on Vale View and houses on Scurgill Terrace.  The effect 

would be restricted to residents at home in a single property, Catgill Hall.  

7.57 Effects on completion and in the long-term would be medium in magnitude 

and the overall level of effect would be moderate-slight. 

Black Ling Cottages 

7.58 The view for residents at home in Black Ling Cottages on Queen’s Drive, who 

have a view to fells in the Lake District National Park, is represented by 

Viewpoint Photograph 11. 

7.59 The main building and its service yards and car park areas in the southern 

part of the development would be visible from a distance exceeding 1.5km.  

The industrial/ commercial units would be screened by farm buildings at 

Pickett How Farm. 

7.60 The scale of the change would be minor as the development would be 

viewed as part of an existing group of buildings including St Thomas Cross 

Garage, houses on Scurgill Terrace and agricultural buildings at Pickett How 

Farm.  The effect would be restricted to residents at home in a small number 

of properties, Black Ling Cottages.  

7.61 Effects on completion and in the long-term would be medium in magnitude 

and the overall level of effect would be moderate-slight. 
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Magnitude of effects on users of the local public rights of way footpath 

network 

7.62 The sensitivity of users of all public footpaths near the development would 

be medium as there is likely to be some appreciation of the landscape and 

immediate surroundings, albeit with no views to fells in the Lake District 

National Park. 

PROW footpath 425003 

7.63 The view for users of the Public Right of Way footpath 425003 travelling west 

towards the A595 is represented by Viewpoint Photograph 2. 

7.64 There may be a partial view of the upper portion of the main building and 

industrial/ commercial units. Service yards and car park areas would not be 

visible due to landform configuration and vegetation.  Over time, woodland 

planting on the east boundary of the site will soften views.  

7.65 The scale of the change would be moderate as the development would be 

noticeable and viewed as part of an existing group of buildings including the 

St Thomas Cross Garage building and the James Fisher Nuclear building.  

The effect would be restricted to users of the footpath travelling west.  

7.66 Effects on completion would be medium in magnitude and the overall level 

of effect would be slight.  In the long term, as woodland planting matures, 

the effect would become low in magnitude and the overall level of effect 

would be negligible.   

PROW footpath 414004 

7.67 The view for users of Public Right of Way footpath 414004 travelling north 

towards Bridge End Industrial Estate is represented by Viewpoint Photograph 

3. 
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7.68 All the buildings in the development would be visible in juxtaposition with the 

vegetation on the west boundary.  The main building would likely break the 

skyline above the vegetation. 

7.69 The scale of the change would be moderate as the development would be 

noticeable and in an elevated position relative to the footpath users.  The 

effect would be restricted to users of a short section of the footpath 

travelling west.  

7.70 Effects on completion would be medium in magnitude and the overall level 

of effect would be slight.  In the long term, as woodland planting on the 

western boundary of the site matures, the effect would become low in 

magnitude and the overall level of effect would be negligible.   

PROW footpath 425003 

7.71 The view for users of Public Right of Way footpath 425003 near Thornhill 

travelling north towards Egremont is represented by Viewpoint Photograph 7. 

7.72 There may be a partial view of the upper portion of the industrial/ 

commercial units. The main building and its service yards and car park 

areas would likely not be visible due to screening by vegetation between the 

viewpoint and the site.  

7.73 The scale of change in the view would be minor due to a small proportion of 

the view occupied by the development.  The effects would be restricted to 

users of the footpath travelling north.  

7.74 Effects on completion and in the long-term would be medium in magnitude 

and the overall level of effect would be slight. 

Magnitude of effects on users of the local road network 

7.75 The sensitivity of users of all public footpaths near the development would 

be medium-low or medium-high depending on whether the view includes 

fells in the Lake District National Park. 
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A595 

7.76 The view for users of the A595 travelling north towards Egremont is 

represented by Viewpoint Photograph 4. 

7.77 The main building and its service yards and car park area would be visible.  

The industrial / commercial units would be partially obscured by the main 

building. Over time, planting with the development will soften views. 

7.78 The scale of the change would be moderate as the development would be 

noticeable and viewed as an extension to Bridge End Industrial Estate.  The 

effect would be restricted to users of the A595 travelling north.  

7.79 Effects on completion would be medium in magnitude and the overall level 

of effect would be moderate-slight.  In the long term, as woodland planting 

on the western boundary of the site matures, the effect would become 

medium-low in magnitude and the overall level of effect would be slight.   

Minor road near Oxenriggs Farm  

7.80 The view for users of the minor road near Oxenriggs Farm travelling west 

towards Egremont is represented by Viewpoint Photograph 9. 

7.81 There may be a partial view of the upper portion of the main building in the 

southern part of the site. The industrial/ commercial units, service yards and 

car park areas serving the main building would not be visible due to the 

landform configuration and vegetation. 

7.82 The scale of change would be minor as the development would occupy a 

small proportion of the view.  It would not change the features of the view 

which includes existing buildings including the James Fisher Nuclear 

building.   The effect would be restricted to users of minor roads travelling 

west.  

7.83 Effects on completion would be medium-low in magnitude and the overall 

level of effect would be slight.  In the long term, as woodland planting on the 
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western boundary of the site matures, the effect would become low in 

magnitude and the overall level of effect would be imperceptible.   

Users of Grove Road  

7.84 The view for users travelling east towards Egremont on Grove Road is 

represented by Viewpoint Photograph 12. 

7.85 The main building and its service yards and car park areas in the southern 

part of the development would be visible.  The industrial/ commercial units 

would likely be screened by vegetation.  Fells in the Lake District National 

Park form part of the backdrop to the view. 

7.86 The scale of change would be minor as the development would occupy a 

small proportion of the view.  It would not change the features of the view 

which includes existing buildings including the St Thomas Cross Garage 

building and the James Fisher Nuclear building.   The effect would be 

restricted to users of Grove Road travelling east.  

7.87 Effects on completion and in the long term would be medium-low in 

magnitude and the overall level of effect would be moderate-slight.   

Magnitude of effects on visitors to Egremont Caste 

7.88 The sensitivity of visitors to the Egremont Castle complex would be high as 

there is likely to be some appreciation of the landscape setting of the castle 

and the wide panoramic view to the east which includes fells in the Lake 

District National Park.  

Egremont Castle 

7.89 Egremont Castle is an elevated position at approximately 50m AOD to the 

north-west of the site and the River Ehen.  Visitors to the castle complex 

would have a stationary view of the development as a small component of 

the view.  The development would present as an extension to the Bridge End 

Industrial Estate. 
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7.90 The scale of the change in views from the castle would be moderate due to 

a noticeable change to the field in the view. The effect would be restricted to 

people visiting Egremont Castle.  

7.91 Effects on completion and in the long-term would be medium in magnitude 

and the overall level of effect would be moderate. 
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8 SUMMARY AND CONCLUSION 

8.1 This landscape and visual appraisal has assessed the potential effects on 

landscape and visual receptors of a proposal for a new 3 storey shop/ 

warehouse/ office including new vehicle access and car parking and new 

single storey industrial/commercial units on land adjacent to St Thomas 

Cross roundabout, Egremont. All operational effects of the development are 

judged to be permanent.  

Summary of effects  

Landscape effects 

8.2 The character of the site is influenced by the built development in proximity 

to it, including buildings on the Bridge End Industrial Estate and the St 

Thomas Garage on Vale View.  The site and its immediate context have low 

susceptibility to the development, the character is influenced by the nearby 

built development, and within the site there is little of intrinsic landscape 

interest, being a single grass field.  

8.3 The level of effect on the landscape character of the site and its 

surroundings, as represented by landscape character sub type 5b Lowland 

Farmland within which the site lies, is judged to be imperceptible-slight on 

completion and in the long-term.  The other landscape sub-type in the 

study area, 5a Ridge and Valley, would not be affected to any significant 

extent. 

8.4 The immediate site context is contained by Bridge End Industrial Estate to 

the west, St Thomas Garage on Vale View to the north-east and the A595 to 

the east, and is more open to the south, comprising the remainder of the 

field in which the site lies. Overall, this area is considered to have a low 

susceptibility to change, being a relatively well enclosed area of land on the 

edge of Egremont, influenced by settlement edge characteristics, including 
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Bridge End Industrial Estate and St Thomas Cross Garage. An analysis of 

landscape value has determined that the site also has a low landscape 

value overall. It is considered that the area has a low sensitivity to change.  

8.5 The development of the site following the principles shown in Figure 2: 

Proposed Block Plan would result in a medium-high magnitude of landscape 

change at completion. This would be as result of the loss of farmland and 

replacement with commercial/ industrial development.  Part of the site 

would remain as landscape, including new woodland, hedges, wildflower 

grassland and a new pond in the south-west corner.  

8.6 The net increase in planting illustrated in Figure 9: Landscape Plan would 

represent a landscape benefit. Overall, at completion there would be a 

moderate-slight neutral landscape effect within the site and its immediate 

context, arising from the replacement of farmland with the development, 

and the beneficial effects of the new landscape planting. When the native 

planting, which would take place around the site perimeter, has been 

established sufficiently, this would reduce to a slight neutral landscape 

effect.  

Visual effects  

8.7 The visual effects of the proposed development are generally restricted to 

visual receptors on elevated ground at a distance from the site.  These 

include: residents at home in the Gulley Flatts area of Egremont, and in 

isolated properties Catlin Hall and Black Ling Cottages; users of Grove Road; 

and visitors to Egremont Castle.  

8.8 Properties on the eastern edge of Gulley Flatts have views towards the site 

from the front. These residential receptors have a high sensitivity to visual 

change (as a result of high susceptibility to change and high value of the 

view, due to a view of fells in the Lake District National Park), and there would 

be a medium-high magnitude of change leading to a moderate overall 
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effect at completion. This would reduce over time as planting on the site 

establishes.  

8.9 Residents at home in Catlin Hall and Black Ling Cottages would have oblique 

views of the development from distances exceeding 1km.  Views include fells 

in the Lake District National Park and, as such, these residential receptors 

have a high sensitivity to visual change.  For all these properties, there would 

be a medium-high magnitude of change leading to a moderate overall 

effect at completion.  

8.10 The development would be visible to varying degrees from a small number 

of Public Rights of Way footpaths in the local landscape. At worst, the visual 

effect would be medium in magnitude leading to a slight overall level of 

effect. 

8.11 The A595 provides the main vehicular route into Egremont from the south. 

Travellers reach the site before reaching the St Thomas Cross Roundabout. 

Views to the north-west of the A595 are possible, across farmland, and with 

buildings in Bridge End Industrial Estate visible beyond due its elevation. With 

the development of the scheme, views of the new buildings would be 

possible and seen adjacent to existing buildings, including the large-scale 

James Fisher Nuclear and St Thomas Cross Garage buildings. Planting within 

the site would soften views over time. Users of the road, cycle path and 

footway are considered to have medium sensitivity to visual change and 

there would be a medium magnitude of change, leading to a moderate-

slight overall visual effect, which would reduce over time to slight as planting 

matures.  

8.12 Users of Grove Road, which provides a route into Egremont from the west, 

would experience a distant view of the development. The overall character 

of the view would not change as it includes buildings and built-up areas. 

Visual effects on completion and in the long term would be medium-low in 

magnitude leading to an overall moderate-slight level of effect.   
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8.13 Some distant and intermittent views may be possible from minor roads in 

the area, but these are generally restricted by intervening vegetation, and 

any effects would be no greater than slight.  

Local Plan policy compliance 

8.14 Policy ENV5: Protecting and Enhancing the Borough’s Landscapes seeks to: 

protect all landscapes from inappropriate change by ensuring that 

development does not threaten or detract from the distinctive 

characteristics of that particular area; ensure that the impact of the 

development on the landscape is minimised through adequate on-site 

mitigation; and enhance the value of the Borough’s landscapes. 

8.15 The development is considered appropriate for the site and surrounding 

landscape where the character is influenced by nearby built development in 

Bridge End Industrial East and on Vale View, and the site is a single grass 

field with limited features. Planting as part of the landscape framework 

would soften views as it matures and represent a landscape benefit. 
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               FIGURE 9  LANDSCAPE PLAN

VALE VIEW

LP

LP

C_ba

Te
Cl 52.053

TP

TP

TP

TP

TP

TP
TP

CULVERT
300Ø PIPE

Dr

BUS SHELTER

Fh M

W

Lp

Lp

LpLp

BT
Cl 52.158

El_dis

Si
Els

Si

Si

Si

TACTILE
PAVING

TACTILE
PAVING

TACTILE
PAVING

Lp

Si
Els

W
FhW

D_K

Mh
Cl 54.707

Mh
Cl 59.661

Mh
Cl 61.180

Gy
Cl 58.437

Gy
Cl 54.697

Mh
Cl 55.714

Mh
Cl 53.082

Gy
Cl 52.839

Mh
Cl 50.803

Mh
Cl 51.836

56.975
54.870

keep at 58.000?

53.765

57.400

57.975?

58.000?

58.000?

1:20 tbc

53.046

55.225

56.375

55.825

55.825

52.185

51.000

51.346

51.00051.000

51.000
51.000

55.225

STN 01

STN 02

St Thomas
Cross
Garage

SITE
ENTRANCE

UNIT 1

UNIT 2

UNIT 3

MAIN
BUILDING

STAFF CAR
PARKING

UPPER YARD

GALVANISED
STORE

UNIT 4

UNIT 5

UNIT 6

STAFF CAR
PARK

Retaining
 wall

ENTRANCE

EXIT

ENTRANCE &
EXIT

CUSTOMER
CAR PARKING

CAR PARKING

LOWER YARD

EXIT ONLY

Proposed hedge

Proposed tree

Specimen shrub

Proposed grass

Proposed shrubs

Wild flower grass

LEGEND

Proposed native woodland (Mix 1)

Proposed native woodland margin (Mix 2)

Existing native flora

Existing scrub

Existing tree

Existing hedge

Existing woodland

Proposed wildlife pond

Proposed native marginals

Retaining
 wall

Woodland trees retained and
integrated into the landscape
management plan to protect
the habitat

Native tree planting to supplement existing
woodland trees with shrub and ground flora layers

Existing scrub habitat protected and area integrated to
site landscape management to encourage succession to
a healthy woodland with clean watercourse

Area re-graded to create the building platforms.
Woodland edge planting extends the existing scrub
habitat with informal native trees and wildflower margins

Bands of mostly evergreen flowering shrubs to
create an attractive entrance display with an
avenue of trees and tall specimen shrubs

Bold groups of contrasting coloured shrubs
and emergent specimens creates an
entrance display and helps to screen the
end of the severed hedgerow.

Native woodland with informal tree groups on a low mound to
1m maximum height to form pond hollow. Natural screen
helps to integrate the development with its landscape setting

native species emergent plants add wildlife and
colour interest in views from the offices and walkers
on the informal route around the grounds

Wildlife pond generally 50cm average depth with
25% of area to 90cm deep. Adds a new habitat.

Wildflower grass seeding to all re-graded areas
with pond marginals within 5m of the pond

Native woodland planting to extend
the natural infrastructure and habitat

Native species trees provide some natural
screening to the development to reduce the
potential landscape and visual impact

Species rich native hedge to define the southern
boundary and complete the site enclosure and
connect with the existing hedges

Mown grass verge with band of daffodils to rear
60cm for early Spring flower display

Easement for overhead electricity cables with
wildflower grass seeding to re-graded areas

Lime tree avenue defines the access
road and adds structure to the landscape

Existing tall ruderal and herb
vegetation retained beyond
re-grading and managed
with wildflower meadow

Well maintained grass with mass of daffodils to the rear
and native trees creates a high quality landscape setting

Species rich native woodland margin planting to
protect and extend the existing woodland habitat.
Wildflower grass seeding beneath to further
enhance the local biodiversity

Native Holly hedge to create some enclosure to
the 6 smaller units with flowering Cherry trees
flanking the entrance
Groups of native trees provide some natural
screening of the units to views from the south-west.
Grass area with Daffodils for Spring display

Wildflower grass seeding to the re-graded
embankment to diversify the local habitat

Shade tolerant evergreen shrubs against the
upstanding section of the retaining wall
Flowering shrubs and Whitebeam trees flank
the exit area and provide some enclosure to the
parking area

Formal layout of contemporary timber planters
flank the reception entrance with topiary Yew cones
and trailing scented Rosemary. High quality paving
to entrance area. Informal seating on planters.

Paved area for product display and potentially
additional staff seating for recreational breaks

Cherry tree provide an early blossom display and
enhances the local biodiversity

Low flowering shrubs creates enclosure for the car
park and adds year-round colour interest

TC

3SV

AL

3PS

AL

AL

TC

TC

TC

TC

TC

TC

TC

SAR

SAR

BP

PA PA PA PA

3PS

SV

PR

PR
BP

SA

SA

AP

PPP

BP
BP

PPP

PPP

BP
SA

BP

BP

QP

FS

SA

QP

PS

PS

SA

BP

AG

AG

AG

AG

AG

AG

PS
CM

CM

PS

PS

PS

QP

SA

BP

BP

PS

QP

FS

QP

QP

PS
QP

FS

FS

PP

PP

BP

SA

SAR
SAR

SV

SV

6TB

LOH

IAH

IAH

3PR

Feature planting as a focal point at the high profile
entrance area with an arc of emergent specimens

QP

PS

BP
SA

Existing remnants of hedgerow with occasional
trees to receive infill planting to restore boundary

Re-graded embankments offers an
opportunity for biodiversity enhancement
with native woodland edge planting

Native woodland floor bulb and plug planting in
informal groups adjacent to the informal path.
Path to be defined with a 50mm layer of chipped
bark 60cm wide. Route selected for gentle gradient

Proposed localised mounding

Proposed informal wildlife walk path

+ 1m max

ba
se

+ 
0.

25
m

+ 
0.

5m
+ 

0.
75

m

+ 1m max

ba
se

+ 
0.

25
m

+ 
0.

5m
+ 

0.
75

m
+ 

1m

+ 
1m

(Formed with subsoil to maximum 1m above G.L.)

(420m route with option for jogging/ trim trail)

+ 1m max

(Area regraded to create level perimeter. Max depth 90cm)

Paved seating area enclosed with evergreen hedging and
planters with scented flowers and sunny aspect for break times

SA

SA
SA

Sunny aspect seating for staff recreation area partially
enclosed by planters. Option for more seating

Native infill planting to former hedge
remnants mitigates for loss of hedge
for entrance formation

Mounding and reprofiling groundworks
to be beyond the RPA's of the trees

4PS
LOH

RP

RP

GJ

HA

CS

CA

ER

PG

HH
HA

CS

PG

HB

SSHB

PG
SS

HH
HA

CS

PG

HA

GJ
LM

HB

CS

HMPG
VM

RG
HP

LM

VM

BC

EE

HB

GJ

RG

RG

PG

ER
SS

HH

BC

EE
PG

GJ

SS

LM

HB

RG

PR
PR

LM/VD

LM/VD

RG

PO
W

ER
 L

IN
E

PO
W

ER
 L

IN
E

1000N

1000N

1000N

1000N

1000N

2000BB

200AN

1000SD

1000SD

PS

PS

PPP

PPP

PPP

VISUAL SCALE 1:500  @ A1

DATE

SCALE 1:500 @ A1

27.01.23DRAWN BY

STATUS: 

DRAWING
NUMBER

DEVELOPMENT

DRAWING

REVISION

WW/L01

BW

PLANNING

SITE LAYOUT

Landscape Plan

St Thomas Cross Egremont

landscape

CHARTERED LANDSCAPE ARCHITECTS
www.westwoodlandscape.co.uk

A

CLIENT

Thomas Graham

TOPSOIL CULTIVATION In accordance with BS 3882. Apply glyphosate herbicide
prior cultivation and allow the recommended period before further action. Ensure
ground is free draining by breaking up subsoil and installation of land drainage as
required. Do not work the soil in frozen or waterlogged condition. Remove any debris
and stones greater than 50mm from surface and cultivate to suitable tilth for planting.
Rake surface to achieve required level flush with adjacent paving for turf and 50mm
below for planting to allow for mulch layer and smooth flowing contours for open space
areas without hollows or soft areas. Topsoil depths to be minimum 150mm for grass
and 450mm for planting and at least 300mm of suitable subsoil beneath the topsoil
layer. Site topsoil to be supplemented with imported topsoil in accordance with BS
3882. Shrub beds in grass areas to be neatly cut to layout shown.

PLANTING Plant material shall conform to the National Plant Specification and be
healthy, vigorous specimens, well rooted but not pot bound, free from pests and
disease, hardy and undamaged by transport operations in accordance with HTA
'handling and establishing landscape plants'. Planting and turfing to be in accordance
with BS 3936 and 4428. Plant species substitutes will be permitted to accommodate
availability and to include stock of particular good quality in nursery provided these are
of a similar habit, size, colour, value etc and that they are approved in advance by
the Landscape Architect. Native species to be local provenance. Bare root and
rootballed plants to be planted between November and March. Backfill of planting
holes and tree pits to be excavated topsoil with 25% by volume tree and shrub planting
compost. Shrub pits to be generally 300 x 300 x 300mm or 75mm wider and deeper
than the root spread. Tree pits to be 900 x 900 x 600mm or 150mm wider than the root
spread. Stakes to be two 75mm diameter pointed stakes driven until firm and trimmed
to 900mm above G.L. with 50 x 100mm crossbar screwed to stakes. Rubber tree
cushion nailed to crossbar and rubber tree belting nailed to secure tree. Single 75mm
diameter stake for bare-rooted trees with rubber tree belting with spacer. Apply slow
release fertiliser  (16:10:10) at rate of 100g/ sq.m. to planting areas and 250g per tree.
Thoroughly water planting.

PLANTING DENSITIES/ SETTING OUT Refer to the Planting Schedule for densities.
Where a bed is indicated as mixed species on the plan, the area should be divided
equally between the species shown and the relevant density for that species applied to
that proportion of the bed. Taller species to the rear of the bed and smaller species to
the front planted in bold groups of single species and not mixtures unless clearly
requested on the plan annotations.

TREE RABBIT GUARDS If rabbit activity is noted in the area and guarding is
authorised each bare-rooted native plant hedge plant to receive a 12/14 weight 900mm
cane and 60cm clear spiral guard. Trees to receive 90cm spiral guard. If extensive
rabbit activity is observed rabbit fencing to ornamental areas will be required as
directed by the Landscape Architect.

MULCH Spread 50mm layer of  general purpose bark mulch, free from large sticks,
and debris over all shrub areas, 800mm wide strips for hedging and 800mm diameter
circles for tree pits in grass with neatly trimmed edge.

TURFING Following cultivation preparation specified above supply and lay Rolawn
Hallstone turf or similar approved with staggered joints close butted to uniform levels to
finish 25mm above adjacent paving levels once well tamped down. Use sharp sand
spread on surface to achieve fine tuning of levels. Thoroughly soak turf on completion
and ensure regular watering is arranged until the turf has rooted. Do not turf in
waterlogged or frozen conditions.

SEEDING AMENITY GRASS. Following cultivation preparation specified above apply
Bosotn Seeds BS Slow Grow and Wildflower Companion mix or similar approved at a
rate of 35gms/ sq.m. and roll with quad or hand drawn ballast grass roller. Apply water
with sprinkler hose in dry conditions to ensure germination. Levels to be flush with
adjacent paving following firming and settlement of topsoil. Further stone-picking,
top-dressing and re-seeding of bare patches to ensure uniform, level grass is
established. Re-roll as required at first cut stage.

SEEDING WILDFLOWER GRASS. Preparation as for amenity grass followed by
sowing Boston Seeds mixes at 5 gms/ sq.m. in accordance with suppliers
recommendations between March and September and roll. Mix BS6M to margins of
pond and wetland areas, BS7M alongside the native hedgerows, BS8M for the
woodland margin and under-seeding to the woodland planting and BS1M for the open
meadow areas and road/ path margins. Seeding applies to disturbed soil and
re-graded areas only with existing vegetation being retained wherever possible to
protect the existing habitats. Existing ruderal and herb areas to be cut and raked off in
accordance with the landscape management for wildflower meadow grass. Cut 50% of
the area in year 1 and 50% in year 2 to reduce the disturbance of wildlife.

LANDSCAPE MAINTENANCE. Any plants which fail within 5 years to be replaced in
the season following failure to the original specification. Check and adjust stakes and
ties every month, and remove stakes in year 5 when trees are suitably stable. Prune
trees and shrubs once each year - formative prune to encourage good habit. Apply
fertiliser once in Spring each year to grass 40gms/ sq.m. Apply fertiliser once in Spring
each year to shrubs  20gms/ sq.m - Osmocote slow release. Top up bark mulch to
50mm depth annually. Check for pests and diseases - treat as required. Water as
required all landscape areas. Mow grass 18 times annually and remove arisings, trim
edges. Apply selective herbicide and moss killer to grass as required. Re-seed, top
dress and aerate lawns as required to maintain grass in good condition. Cut and rake
off wildflower grass twice annually. Collect litter from all landscape areas monthly.
Apply Glyphosate herbicide to hard paved areas as required.

Rev A 01 02 23 Minor changes following client and Architect comments                  BW



 
 

Appendix 2 

 

Viewpoints 

 

  



Viewpoint Photograph 1 View from Scurgill Terrace looking west-south-west towards the site
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Viewpoint Photograph 2 View from public footpath 425003 looking west towards the site

SITE St Thomas Cross GarageGulley Flatts

James Fisher Nuclear

Proposed Main Building
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Viewpoint Photograph 3 View from public footpath 414004 looking north-east towards the site
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WIREFRAME

Urban Fitness & Performance Gym



Viewpoint Photograph 4 View from A595 looking north towards the site
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Viewpoint Photograph 5 View from minor road close to Carleton Farm looking north-west towards the site
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Viewpoint Photograph 6  View from Egremont Castle looking south-east towards the site
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Viewpoint Photograph 7 View from public footpath 425003 looking west towards the site
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Viewpoint Photograph 8 View from Uldale View looking east towards the site
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Cold Fell

SITE



Viewpoint Photograph 9 View from minor road near Oxenriggs Farm looking west towards the site
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Gulley Flatts
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Viewpoint Photograph 10 View from minor road near Catgill Hall looking north-east towards the site

Flat Fell
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Viewpoint Photograph 11 View from Queens Drive adjacent to Black Ling Cottages looking east-north-east towards the site
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Viewpoint Photograph 12  View from Grove Road looking east-south-east towards the site
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Viewpoint Photograph a View from St Thomas Cross roundabout looking south-west towards the site

SITE



Viewpoint Photograph b View from Ghyll Bank House looking north-north-west towards the site

SITE St Thomas Cross Garage



Viewpoint Photograph c  View from public foopath 425009 looking south-south-west towards the site

SITE

Thornhill



Viewpoint Photograph 13  View from Cold Fell in the Lake District National Park looking east towards the site

SITE

Gulley Flatts
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Landscape and Visual Impact Assessment (LVIA) 

Methodology 

Introduction 

Landscape and Visual Impact Assessment (LVIA) is a tool used by Westwood 

Landscape to identify and assess the effects of change resulting from a proposed 

development (any proposal that results in a change to the landscape and/or 

visual environment) on both the landscape as an environmental resource in its 

own right and on people’s views and visual amenity. 

LVIA may be carried out formally as part of an Environmental Impact Assessment 

(EIA) or informally as a contribution to an appraisal of development proposals 

and planning applications. The broad principles and the core of the approach are 

the same in each case. 

LVIA as part of EIA 

EIAs have been required formally for certain types of development since 1985. 

Stemming from a European directive, the requirements of EIA are translated into 

domestic law in each member state. With devolution in the UK, the devolved 

legislation is leading to subtle differences in each area. While the practitioner 

must be aware of these differences in legislation, the principles of LVIA will remain 

the same.  

Within the context of an EIA, LVIA deals with effects on the landscape itself and on 

people’s visual amenity, as an aspect of effects on human beings, and also with 

possible inter-relationships of these with other related topics. 



 
 

LVIA in the appraisal of development proposals 

Where no EIA is required for a development, planning authorities may still ask for 

an LVIA as part of the appraisal process of a proposed development that may 

bring about a change in the landscape and in the visual amenity.  While there will 

be no rigid requirement to follow the defined terms of an EIA, the required 

approach is likely to be broadly similar. 

Landscape and visual impact assessments prepared by Westwood Landscape 

will focus on proportionality, transparency, professional judgement, clear 

communication and presentation. 

Methodology 

The methodology used by Westwood Landscape Ltd to carry out LVIAs is informed 

by: 

− Landscape Institute and Institute of Environmental Management & 

Assessment 2013 Guidelines for Landscape and Visual Impact Assessment, 

3rd edition (referred to as GLVIA3); 

− Countryside Agency and Scottish National Heritage 2002 Landscape 

Character Assessment.  Guidance for England and Scotland; 

− Landscape Institute Technical Guide Note 06/19 Visual Representation of 

Development Proposals. 

In addition, LVIAs for EIA developments will comply with the scoping opinion given 

by the planning authority where this has been sought. 

The core components of the methodology and their relevance to LVIA as part of 

EIA and LVIA in the appraisal of development proposals are: 



 
 

Component LVIA as part of EIA LVIA in the appraisal 

of development 

proposals 

Project description Required Required 

Baseline studies Required Required 

Identification and description of effects Required Required 

Assessment of significance (or level) of 
effects 

Required Not required1 

Mitigation Required If required 

 

1  For Non-EIA Landscape and Visual Impact Appraisal GLVIA3 Statement of 

Clarification 1/13, 10th June 2013 states: 

In carrying out appraisals, the same principles and process as LVIA may be 

applied but, in so doing, it is not required to establish whether the effects arising 

are or are not significant given that the exercise is not being undertaken for EIA 

purposes. The emphasis of ‘significant effects’ in formal LVIA stresses the need for 

an approach that is proportional to the scale of the project that is being assessed 

and the nature of its likely effects. The same principle - focussing on a 

proportional approach – also applies to appraisals of landscape and visual 

impacts. 

Project description 

The planning application will include a description of the project at each phase in 

its life cycle in sufficient detail to allow the assessment of landscape and visual 

effects including: 

− a description of the siting, layout and characteristics of project as a 

minimum;  



 
 

Refer to GLVIA3, paragraph 4.15 for information to be presented and 

illustrated. 

− information concerning relevant stages in the project’s life cycle including, 

as appropriate, construction, operation, and decommissioning and 

restoration/reinstatement stages. 

Refer to GLVIA3, paragraphs 4.17-4.20 for relevant information. 

The LVIA will highlight those aspects of the development that are the key sources 

of landscape and visual change. 

Baseline studies 

The baseline studies will set out the existing landscape and visual conditions 

within the study area.  

Landscape 

The landscape baseline will identify and record the character of the landscape 

and the elements, features and aesthetic and perceptual factors which 

contribute to it and determine the value attached to the landscape. 

The area of landscape to be studied will be agreed with the local planning 

authority.  It will include the site itself and the full extent of the wider landscape 

around it which the proposed development may influence in a significant manner 

(based on extent of Landscape Character Areas or a Zone of Theoretical Visibility). 

Information will be collected on land use, landscape features, landscape 

character and landscape designations (value), drawing on published landscape 

character assessments including National Character Area Profiles published by 

Natural England, relevant Regional Landscape Character Assessments, relevant 

District/Unitary/AONB Landscape Character Assessments and management 

plans for designated landscapes.  



 
 

A field survey will be undertaken to supplement desk based information and to 

capture aesthetic, perceptual and experiential qualities of the area of landscape 

from a number of survey points. A field survey sheet will guide the collection of 

field data at each survey point. The survey sheet will be tailored to the 

development and will provide space for: a written description, a checklist of 

landscape elements and their significance, a checklist of aesthetic and 

perceptual factors, and space for observations about the sensitivity and 

management needs of the landscape. 

A description of relevant policies and plans will also be included and the relevant 

Parish Plan consulted, where available, to understand local landscape values. 

A landscape baseline report supported by illustrations where necessary should: 

− Map, describe and illustrate the existing landscape and its character; 

− Identify and describe the potential receptors of landscape effect 

(individual elements and aesthetic and perceptual aspects of the 

landscape); 

− Indicate the condition of the landscape, including elements and features; 

and 

− Consider the value attached to the landscape. 

Visual 

The visual baseline will establish the area in which the development may be 

visible, the range of people who may experience views of the development, the 

viewpoints where they will be affected and the nature of the views at those points 

and agree with the relevant planning authority. 

A zone of theoretical visibility (ZTV) will be prepared or provided by the Client to 

indicate the area over which the development may be seen. A ZTV is a computer 

generated plan that shows the theoretical visibility of the development in the 

surrounding landscape.   ZTVs are based on topography and because they do not 



 
 

take into account screening elements within the landscape such as trees, 

woodland or buildings they indicate theoretical visibility only.   

Viewpoints from which the development will actually be seen by different groups 

of people will be identified (with the aid of the ZTV) and discussed and agreed 

with the local planning authority and other stakeholders where relevant.  The 

number of viewpoints required will vary with the location and scale of the 

proposal.  Priority should be given to views from distances of less than 3km, views 

from sensitive locations (e.g. residential areas, areas popular with visitors or for 

outdoor recreation where views may be focussed on the landscape and 

recognised /iconic views), and views from elevated locations. These should 

include the clearest views of the development and if the development is visible 

from a protected landscape there will be a requirement for at least one viewpoint 

from that landscape. The purpose for selection should be recorded within the LVIA. 

Final selection of viewpoints for inclusion in the assessment and for illustration of 

the visual effects should take account of a range of factors.  

Refer to GLVIA3, paragraphs 6.18-6.23 for factors. 

At each agreed viewpoint, baseline photographs will be taken to record the 

existing views in accordance with paragraph 2.2 of the Landscape Institute 

Technical Guide Note 06/19 Visual Representation of Development Proposals. 

A visual baseline report will combine information on: 

− Type and relative numbers of people (visual receptors) likely to be affect 

and the activities they are likely to be involved in; 

− Location, nature and characteristics of selected representative, specific 

and illustrative viewpoints and details of visual receptors likely to be 

affected at each; 

− Nature, composition and characteristics of existing views experienced at 

these viewpoints, including direction of view;  



 
 

− Visual characteristics of existing views e.g. nature and extent of skyline, 

aspects of visual scale and proportion (horizontal or vertical emphasis) 

and any key foci; 

− Element, such as landform, buildings and vegetation which may interrupt, 

filter or otherwise influence views. 

The visual baseline report will be supported by: 

− Plans to combine potential extent to which site of proposed development is 

visible from surrounding areas (ZTV), chosen viewpoints, types of visual 

receptor affected and nature and direction of views; 

− Illustrations of existing views by photographs or sketches with annotations 

added to emphasise any important components and to help viewers 

understand what they are looking at;  

− Technical information about the photography used to record the baseline 

including camera details, date and time of photography and weather 

conditions. 

Identification and description of effects 

This component will systematically identify and describe the likely landscape and 

visual effects of the proposal, identifying magnitude of change as a deviation 

from baseline conditions.  

Landscape effects 

The landscape baseline information is combined with an understanding of the 

details of the proposed change or development that is to be introduced into the 

landscape to identify and describe landscape effects:  



 
 

Step 1: 

The components of the landscape that are likely to be affected by the proposal, 

the landscape receptors, are identified.  These can include overall landscape 

character and key characteristics, individual elements or features and specific 

aesthetic or perceptual aspects. 

Step 2: 

Interactions between these landscape receptors and the different components of 

the development at all its different stages, including construction, operation and, 

where relevant, decommissioning and restoration/ reinstatement, are identified. 

The assessment will consider direct, indirect, secondary, short-, medium- and 

long-term, permanent and temporary, positive and negative effects of the 

development.  

Direct physical effects of a proposal will be described in the LVIA, including 

quantities where appropriate. 

Indirect effects: perceptual and visual effects on landscape character and visual 

effects on specific receptors. 

Secondary effects: may include further LVIA effects arising from related 

development, which may be remote from the development site itself. 

Short-, medium- and long-term effects: effects during various stages of a 

project including the construction stage and/or phased implementation. 

Permanent and temporary effects: the LVIA process should identify whether 

effects are temporary or permanent (e.g. are they reversible or irreversible). 

Positive and negative effects: interpreted as either a beneficial (positive) or 

adverse (negative) effect in LVIA terms. 



 
 

Judgements on positive and negative effect will be based on clear criteria, such 

as: degree to which the proposal fits with existing character; and contribution to 

the landscape that the development may make in its own right (good design). 

All effects on landscape features/fabric, landscape character and landscape 

values and visual amenity will be described. 

− Effects on landscape features/fabric will consider loss of elements (e.g. 

hedges, trees). 

− Effects on landscape character will describe the direct changes that will 

occur to the character of the landscape as described in the County/ 

District/Unitary/AONB Landscape Character Areas (i.e. with reference to 

Landscape Character Areas and Landscape Character Types as 

appropriate) – this should include how the development will affect 

perceptions of character and how widespread and prominent the changes 

will be. 

− Effects on landscape values will also describe any potential changes in 

special qualities of landscapes as recorded in County/ 

District/Unitary/AONB Landscape Character Assessments. Particular weight 

should be given to protecting the special qualities of protected landscapes 

(i.e. AONB and National Parks), focussing on the reasons for designation 

referred to in their Management Plans. 

Visual effects 

Likely visual effects will be identified by considering the different sources of visual 

effects alongside the principal visual receptors that might be affected. 



 
 

A range of issues will be considered to inform a description and comparison of 

effects including: 

− Nature of the view of the development (full, partial, glimpse); 

− Proportion of development that would be visible (full, most, small, part, 

none); 

− Distance of viewpoint from development; 

− Whether view is stationary or transient or one of a sequence of views (from 

footpath or moving vehicle); 

− Nature of changes (changes in existing skyline profile, creation of new 

visual focus, introduction of new man-made objects, changes visual 

simplicity or complexity, alteration of visual scale and change to degree of 

visual enclosure). 

All effects on visual amenity will be described. 

− Effects on visual amenity will describe and illustrate the extent of visibility 

and record changes in views from the representative assessment 

viewpoints with reference to photographs and visualisations. 

− Effects on settlements and at any properties with a clear view of the site will 

also be considered. 

Assessment of significance (or degree) of effects 

Landscape effects 

The landscape effects that have been identified will be assessed to determine 

their overall level of effect by combining judgements on the sensitivity of the 

landscape receptor and the magnitude of landscape effects. 

Sensitivity of landscape receptors 

The sensitivity of a landscape receptor is determined by an evaluation of its 

susceptibility to change (or the development type) and its value. 



 
 

Susceptibility to change means the ability of the landscape (whether that be the 

overall character or quality/ condition of a particular landscape type or area, or 

an individual element and/or feature, or a particular aesthetic and perceptual 

aspect) to accommodate the proposed development without undue 

consequences for the maintenance of the baseline situation and/or the 

achievement of landscape planning policies and strategies (GLVIA3, para 5.40). 

Broad criteria for determining the susceptibility to change are based on the 

special qualities and landscape character attributes of the landscape most likely 

to be affected by a residential development in Table 1.  These criteria may be 

altered depending on the type of development. 

Table 1: Typical criteria for determining susceptibility to change 

 LOWER SUSCEPTIBILITY 
CRITERIA 

 HIGHER SUSCEPTIBILITY 
CRITERIA 

C
RI

TE
RI

A
 

Scale Larger scale and more 

open landforms.  

Open fields. 

Existing human-scale 

elements e.g. buildings or 

trees. 

 Smaller scale, enclosed 

landforms.  

Smaller, more intricate 

field cover 

Landform Little topographic 

variation. 

Smooth, gently 

undulating or flat 

landforms. 

 Dramatic or distinct 

landforms such as 

prominent ridges, rolling 

hills or steep slopes. 

Landscape 

pattern 

Large, regular scale field 

patterns. 

Limited tree cover. 

 Small, irregular field 

patterns. 

Areas of woodland, water 

and semi-natural 

habitats. 

Settlement Concentrated settlement  Dispersed settlement 



 
 

pattern. 

Presence of modern 

development e.g. utility, 

infrastructure or industrial 

elements.  

An exposed settlement 

edge. 

pattern. 

Absence of modern 

development, presence 

of small scale, historic or 

vernacular settlement.  

A well-integrated 

settlement edge with an 

intact landscape 

structure. 

Historic 

landscape 

character 

Relatively few historic 

features e.g. Conservation 

Areas, Scheduled 

Monuments, listed 

buildings important to the 

character of the area and 

little time depth 

 A high density of historic 

features e.g. 

Conservation Areas, 

Scheduled Monuments, 

listed buildings important 

to the character of the 

area and great time 

depth 

Perceptual 

qualities 

Site is significantly 

influenced by 

development/ human 

activity. 

 A tranquil or highly rural 

landscape, lacking 

strong intrusive elements. 

Higher degree of 

remoteness.  

Visual 

character 

Site is enclosed/ visually 

contained and/or has a 

low degree of visibility 

from surrounding 

landscapes, and the site 

does not form a visually 

distinctive or important 

undeveloped skyline. 

 Site is open and/ or has a 

high degree of visibility 

from surrounding 

landscapes, and/ or the 

area forms a visually 

distinctive skyline or an 

important undeveloped 

skyline. 

Judgements on susceptibility of receptors (which may include individual features 

or areas) are recorded on a scale of high, medium or low according to Table 2. 



 
 

Table 2: Susceptibility of landscape receptors 

 DESCRIPTION 

SU
SC

EP
TI

BI
LI

TY
 

High The landscape receptor has limited capacity to 

accommodate residential development and undue 

consequences to the baseline situation are to be expected. 

Attributes that make up the character of the landscape offer 

limited opportunities for accommodating the development 

without being altered, leading to a different landscape 

character. 

Landscapes of particularly distinctive character and without 

detracting features, vulnerable to relatively small changes 

Medium The landscape receptor has some capacity to accommodate 

residential development and undue consequences to the 

baseline situation may occur.  

Attributes that make up the character of the landscape offer 

some opportunities for accommodating the development 

without key characteristics being altered. 

Recognisable landscape structure, characteristics, patterns 

and combinations of landform and land cover moderately 

valued characteristics with some detracting features and 

reasonably tolerant of changes. 

 



 
 

 Low The landscape receptor has more capacity to accommodate 

residential development and undue consequences to the 

baseline situation are unlikely.  

Attributes that make up the character of the landscape are 

resilient to being changed by the development. 

Non‐designated landscape, very weak or degraded structure, 

extensive detracting features and tolerant of substantial 

change. 

 

Value of a landscape receptor is concerned with the importance attached to a 

landscape, often as a basis for designation or recognition which expresses 

national or regional consensus, because of its distinctive landscape pattern, 

cultural associations, scenic or aesthetic qualities.  It should be noted that, in 

virtually all circumstances, landscapes are valued in the local context by various if 

not all sectors of the community e.g. due to its contribution to a community or its 

cultural significance e.g. landscapes reflected through literature, poetry, art etc.  

Where there is no clear existing evidence on landscape value, an appraisal is 

made based on the following factors (based on the guidance in GLVIA3 

paragraph 5.28, Box 5.1):  

• Landscape quality (condition);  

• Scenic quality;  

• Rarity;  

• Representativeness;  

• Conservation interest;  

• Recreation value;  

• Perceptual aspects; and  

• Associations 



 
 

The criterion in Table 3 is used to assess landscape value for non-designated 

landscapes. 

Table 3: Criterion for assessment of landscape value for non-designated 

landscapes 

  
VALUE 

  
Low Medium High 

C
RI

TE
RI

A
 

Condition/quality A landscape with 

no or few areas 

intact and/ or in 

poor condition 

A landscape with 

some areas that 

are intact and/or 

in reasonable 

condition 

A landscape with 

most areas 

intact and/or in 

good condition 

Scenic quality A landscape of 

little or no 

aesthetic appeal 

A landscape of 

some aesthetic 

appeal 

A landscape of 

high aesthetic 

appeal 

Rarity and 
representativeness 

A landscape 

which does not 

contain rare 

landscape types 

or features 

A landscape 

which contains 

distinct but not 

rare landscape 

types or features 

A landscape 

which contains 

one or more rare 

landscape types 

or features 

Conservation 
interests 

A landscape with 

no or limited 

cultural and/or 

nature 

conservation 

value 

A landscape with 

some cultural 

and/or nature 

conservation 

value 

A landscape with 

rich cultural 

and/or nature 

conservation 

value 

 
Recreation value A landscape with 

no or limited 

contribution to 

recreation 

experience 

A landscape with 

some 

contribution to 

recreation 

experience 

A distinct 

landscape with a 

strong 

contribution to 

recreation 



 
 

experience 

Perceptual aspects A landscape with 

prominent 

detractors, 

probably part of 

the key 

characteristics 

A landscape with 

detractors that 

retains some 

perceptual 

values 

A wild, tranquil or 

unspoilt 

landscape 

without 

noticeable 

detractors 

Cultural 
associations 

A landscape 

without recorded 

associations 

A landscape with 

some and/or 

moderately 

valued 

associations 

A landscape of 

rich and/or 

highly valued 

associations 

 

A landscape value for each receptor is defined on a scale of high, medium or low 

according to Table 4. 

Table 4: Value attached to landscape 

 DESCRIPTION 

V
A

LU
E 

High Internationally or nationally designated landscapes (World 

Heritage Sites, National Parks, and Areas of Outstanding 

Natural Beauty). Also landscapes associated with Scheduled 

Monuments, Grade I and II* Listed Buildings and Registered 

Parks and Gardens. 

Areas of landscape character that are highly valued for their 

scenic quality. 

(including most statutorily designated landscapes) 

Receptor highly reflects high and medium value criteria in 

Table 3. 

Medium  Designated and locally valued landscapes (local authority 

landscape designations). 

Areas that have a positive landscape character but include 



 
 

some areas of alteration/degradation/or erosion of features. 

Receptor moderately reflects high and medium value criteria 

in Table 3. 

Low Landscapes without formal designation but valued at a 

community or site level. 

Damaged or substantially modified landscapes with few 

characteristic features of value. 

Landscape receptor poorly reflects high and medium value 

criteria in Table 3. 

 

Magnitude of landscape effects 

Each effect on a landscape receptor is assessed in terms of its size or scale, the 

geographical extent of the area influenced and its duration and reversibility. 

Size or scale of effect is a consideration of the degree of change arising from the 

development and is described as being major, moderate, minor and none, with 

reference to the definitions set out in Table 5. 



 
 

Table 5: Size or scale of change to landscape receptor 

 DESCRIPTION 

SI
ZE

 O
R 

SC
A

LE
 

Major Major loss of existing landscape elements, features or 

characteristics potentially resulting in a new landscape 

character type. 

Moderate Noticeable loss of existing landscape elements, features 

or characteristics. 

Minor A perceptible but small loss existing landscape 

elements, features or characteristics. 

None An imperceptible or barely perceptible loss pf existing 

landscape elements, features or characteristics. 

Geographic extent is a consideration of the geographical area over which the 

landscape effects will be felt and is determined by the following scale: 

− on a larger scale affecting several landscape types or character areas 

(Extensive) 

− at the scale of the landscape type or character area (Major) 

− at the level of the immediate setting of the site (Localised) 

− at the site level, within the Development site itself (Restricted) 

Duration and reversibility of effects are linked considerations and are 

determined by the following scale: 

− The change is expected to be permanent without the intention for it to be 

reversed (Permanent);  

− The change is expected to effect the receptor for a period of 10-25 years 

and thereafter will be fully reversed or fully mitigated such that the baseline 

conditions are restored (Long term);  



 
 

− The change is expected to have effect on the receptor for a period of 5-10 

years and thereafter will be fully reversed or fully mitigated such that the 

baseline conditions are restored (Medium-term); 

− The change is expected to have effect the receptor for a period of up to 5 

years and thereafter will be fully reversed or fully mitigated such that the 

baseline conditions are restored (Short-term). 

Reversibility is related to whether the change can be reversed (e.g. effects arising 

from the presence of construction traffic will cease at the end of construction, 

whereas effects arising from presence of new built development, such as housing, 

will be not reversible). 

Overall level (or significance) of landscape and effects 

To draw final conclusions about the level (or significance) of landscape effects, 

the separate judgements about the sensitivity of landscape receptors and the 

magnitude of landscape effects are combined to allow a final judgement to be 

made about the level of each effect. 

All judgements against the individual criteria are arranged in Diagram 1 to provide 

an overall profile of each identified effect.  An overview is then taken of the 

distribution of judgements for each criterion to make an informed professional 

assessment.  



 
 

Diagram 1: Degree of effects assessment diagram 
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Degrees of landscape effect are identified as: Negligible, Slight, Moderate or 

Substantial.  Where it a judgement falls between or encompasses two of these 

terms, then the judgement may be described as: Slight-Negligible, Moderate-

Slight or Substantial-Moderate.  The terms are defined in Table 6. 



 
 

Table 6: Degrees of landscape effect 

 DESCRIPTION 

LE
V

EL
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F 
LA

N
D
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A
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Substantial Major loss or permanent negative effects, over an extensive 

area, on elements and/or aesthetic and perceptual aspects 

that are key to the character of nationally valued landscapes. 

Moderate Noticeable or long term negative effects, over a landscape 

character type or area, on elements and/or aesthetic and 

perceptual aspects that contribute to local authority 

designated landscape. 

Slight Perceptible but small negative effects, over a localised area, 

on elements and/or aesthetic and perceptual aspects that 

are key to the character of landscapes of community value. 

Negligible Reversible negative effects of short duration, over a restricted 

area, on elements and/or aesthetic and perceptual aspects 

that contribute to but are not key characteristics of the 

character of landscapes of community value. 

 

A judgement is made on whether the effects are positive (beneficial), negative 

(adverse) or neutral in relation to the degree to which the Development fits with 

existing character; and the contribution to the landscape that the Development 

may make in its own right. 

Visual effects 

The visual effects that have been identified will be assessed to determine their 

overall level of effect by combining judgements on the sensitivity of a visual 

receptor and the magnitude of visual effect. 



 
 

Sensitivity of visual receptors  

Visual receptors are all people and their sensitivity is assessed in terms of both 

their susceptibility to change in views and visual amenity and the value attached 

to particular views. 

The susceptibility of visual receptors to changes in views and general visual 

amenity is typically a function of the activity of people experiencing the view and 

the extent to which their attention is likely to be focused on the view (GLVIA3, 

paragraph 6.32)  

The susceptibility of visual receptor groups is recorded on as scale of high, 

medium and low using the definitions in Table 7.  

Table 7: Susceptibility of visual receptors to change 

 VISUAL RECEPTORS 

SU
SC

EP
TI

BI
LI

TY
 

High Residents at home particularly using rooms normally occupied 

in daylight hours; people engaged in outdoor activities whose 

attention is focused on the landscape or particular views e.g. 

users of public rights of way; visitors to heritage assets or tourist 

attractions where views of the surroundings are an important 

contributor to the experiences. 

Medium  Road and rail users where views of the surroundings form an 

incidental contribution to the journey; Cyclists or users of scenic 

roads where views of the surroundings contribute to the 

experience.  

Low People engaged in outdoor sport and recreation which does not 

involve an appreciation of views of the landscape. 

People at their place of work whose attention may be focused 

on their work or activity and where the setting is not important to 

the quality of their working life. 

Value attached to views is concerned with the value placed on the landscape 

resource in a view and will take account of: 



 
 

− Recognition of the value attached to particular views e.g. in relation to 

heritage assets or through planning designations; 

− Indicators of the value attached to views by visitors e.g. through 

appearance in guide books or on tourist maps, provision of facilities for 

their enjoyment (parking places, sign boards and interpretive material) 

and references to them in literature or art. 

Judgements on value of views are recorded on scale of high, medium and low 

according to Table 8. 

Table 8: Value attached to views 

 DESCRIPTION 

V
A

LU
E 

High Views appearing in guidebooks or on tourist maps; Provision 

of facilities for the enjoyment of a view (e.g. parking places, 

sign boards and interpretive material); and references to a 

view in literature. 

Views associated with nationally designated landscapes, 

designed views recorded in records for historic parks and 

gardens or scheduled monuments. 

Medium  Views associated with local authority designated landscapes 

or recorded as of importance in Conservation Area Appraisals 

or local authority landscape/townscape assessments. 

Low Views valued at a community level. 

 

Magnitude of visual effects  

Each effect on visual receptors will be assessed in terms of its size or scale, the 

geographical extent of the area influenced and its duration and reversibility. 

Size or scale of an effect considers: 



 
 

− the scale of the change in the view with respect to the loss or addition of 

features in the view and changes in its composition, including the 

proportion of the view occupied by the Development; 

− the degree of contrast or integration of any new features or changes in the 

landscape with the existing or remaining landscape elements and 

characteristics in terms of form, scale and mass, line, height, colour and 

texture; and 

− the nature of the view of the proposed development in terms of the relative 

amount of time over which it will be experienced and whether views will be 

full, partial or glimpses. 

Size or scale is determined by the classification in Table 9. 

Table 9: Size or scale of change in view 

 DESCRIPTION 

SI
ZE

 O
R 

SC
A

LE
 

Major Major change to features in the view and major changes in its 

composition due to a large proportion of the view occupied 

by the proposed development. 

Moderate Noticeable change to features in the view and noticeable 

changes in its composition due to a moderate proportion of 

the view occupied by the proposed development. 

Minor Minor change to features in the view and minor changes in its 

composition due to a small proportion of the view occupied 

by the proposed development. 

Negligible Very minor change to features in the view and very minor 

changes in its composition due to a limited proportion of the 

view occupied by the proposed development 

 

Geographic extent of a visual effect considers: 

− the angle of view in relation to the main activity of the receptor; 



 
 

− the distance of the viewpoint from the proposed development; 

− the extent of the area over which the change would be visible.  

 

Geographical extent is described as being extensive, major, localised or 

restricted.  

Duration and reversibility of effects are linked considerations and are determined 

by the following scale: 

− The change is expected to be permanent without the intention for it to be 

reversed (Permanent);  

− The change is expected to effect the receptor for a period of 10-25 years 

and thereafter will be fully reversed or fully mitigated such that the baseline 

conditions are restored (Long-term);  

− The change is expected to have effect on the receptor for a period of 5-10 

years and thereafter will be fully reversed or fully mitigated such that the 

baseline conditions are restored (Medium-term); 

− The change is expected to have effect the receptor for a period of up to 5 

years and thereafter will be fully reversed or fully mitigated such that the 

baseline conditions are restored (Short-term). 

 

Reversibility is related to whether the change can be reversed (e.g. effects arising 

from the presence of construction traffic will cease at the end of construction, 

whereas effects arising from presence of new built development such as housing 

will be not reversible). 

 



 
 

Overall degree of visual effects 

To draw final conclusions about the level (or significance) of visual effects, the 

separate judgements about the sensitivity of landscape receptors and the 

magnitude of landscape effects are combined to allow a final judgement to be 

made about the level of each effect. 

 

All judgements against the individual criteria are arranged in Diagram 1 to provide 

an overall profile of each identified effect.  An overview is then taken of the 

distribution of judgements for each criterion to make an informed professional 

assessment.  

 

Degrees of visual effect are identified as: Imperceptible, Slight, Moderate or 

Substantial.  Where a judgement falls between or encompasses two of these 

terms, then the judgement may be described as: Slight-Imperceptible, 

Moderate-Slight or Substantial-Moderate.  The terms are defined in Table 10. 

 



 
 

Table 10: Degrees of visual effect 

 

 DESCRIPTION 

LE
V
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Substantial Major change to features in the view and major changes in its 

composition due to a large proportion of the view occupied 

by the proposed development. 

Moderate Noticeable change to features in the view and noticeable 

changes in its composition due to a moderate proportion of 

the view occupied by the proposed development. 

Slight Minor change to features in the view and minor changes in its 

composition due to a small proportion of the view occupied 

by the proposed development. 

Imperceptible Very minor change to features in the view and very minor 

changes in its composition due to a limited proportion of the 

view occupied by the proposed development 

 

Mitigation 

As a consequence of the assessment process there are likely to be modifications 

to the scheme designed to minimise landscape and visual effects. In addition, 

there may be measures to prevent, reduce or offset very substantial or 

substantial adverse effects. These will be described in terms of relationship 

to/conservation of valued landscape features, relationship to landscape 

character and appearance from sensitive viewpoints and designated 

landscapes. All mitigation measures will be described and an indication of how 

they will be implemented provided. A description of the main reasons for site 

selection and any alternatives in site design or layout will also be provided where 

relevant. 

 

 


