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Waddow View, Clitheroe -

Landscape and Visual Impact  Revision B-61.10.12

Background and Methodology

The site has been assessed in terms of the landscape, visual and character impacts
of the proposed residential development on the existing site and the surrounding
area. It has been carried out in general accordance with the recommendations
contained within the ‘The Guidelines for Landscape and Visual Impact 2" Edition
published jointly in 2002 by The Landscape Institute and The Institute of
Environmental Management and Assessment. In carrying out the study, the site and
the surrounding environment were visited and a desk top study undertaken. A
photographic survey of the sites was made from public viewpoints and receptor points
using a camera lens generally equivalent to the focal length of the human eye. The
baseline condition of the site has therefore been established and an assessment of
the positive and negative impacts in terms of landscape, visual effects and landscape

character has been made.
Landscape Context and Townscape Character

The location of the site is shown on Figure TAG 1. The town of Clitherog is a planned
nucleated settlement situated on a triangfe of land in the lower Ribbledale between
the River Ribble to the west and the Mearley Brook to the east at NGR SD 444 418
{centred). The historic core of the town is centred on the high point of a limestone reef
knoll where the castle and surrounding gardens are located within a Conservation
Area with later residential and commercial development in industrial and modern
times spreading south-west and north-east along the communication arteries of the
High street and the railway line, and towards the A59 which bypasses the town to the
south-east. The knoll forms a small highpoint in a landscape of gently undulating
drumlins, with the castle at a height of around 117m aCD. The land falls away gently
to the west and thé River Ribble, to a height of around 59m a0QD at Low Moor and
Brungeriey Bridge. East of Clitheroe, the countryside rises sharply, to a height of
around 110m aOD on the eastern edge of the urban area, placing Clitherce on the
lowland fringes of Pendle Hill, which overlooks and dominates the entire area some 5
kilometres 1o the east. The reef knolls and drumlins are characteristic of the area of

rolling, undulating landscape within the broad valley of the River Ribble, contrasting

" with the open moorland and fell of Pendle Hill approximately 7 kilometres o the
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south-east and the Bowland Fells to the north. The valley is mainly pastoral in
character, with small to medium sized fields bounded by hedgerows and with mature

hedgerow trees, creating a sense of intimacy in confrast to the surrounding fells.

A Strategy for Lancashire: Landscape Character Assessment published by
Lancashire County Council and the former Countryside Agency in 2000 places the
area with Landscape Character Type 5e, ‘Undulating Lowland Farmland’ and
describes the area as being particularly well settled with good communication routes
along the Ribble Valley {railway and A53). It also refers to the communication network
as encouraging built development and industry with the large cement works to the
immediate north of Clitheroe, being a prominent visual landmark for mifes around.

Landscape Character and Policy Issues

There are no statutory or local landscape designations applicable to the site with the
land lying outside but abutting the urban boundary as defined on the Proposal Map of
the Ribble Valley District Wide Local Plan, adopted in June 1998. The site is subject
to Policy ENV 3, Open Countryside (propesed replacement by EN2 and DMEZ2 in the
draft Core Strategy) and G5 Development outside the main settlement (proposed
replacement by DS1 and DMG2 in the draft Core Strategy). To the north, south and
south east of Clitheroe and the Ribble Valley the land is designated as an Area of
Outstanding Natural Beauty {(AONB). This is a nationally proiected landscape
managed by a partnership of landowners, farmers, voluntary organisations, wildlife
groups, recreation groups, local councils and government agencies, who work 1o
protect, conserve and enhance the natural and cultural heritage of this special areas.
Clitheroe itself benefits from the beauty of the surrounding landscape and with most
of the town enjoying the views of the surrounding undulating landscape and fells.

The site itself is currently pastural in character with small sized fields visually divided
by hedgerows and limited mature trees. it relates to the wider countryside fandscape
towards the northern boundary but is influenced by strong urbanizing features to the
south, east and north east, particularly residential buildings from the late nineteenth
century to modern times and Waddington Road where the easterly field boundary
meets the main road. To the north east and north the character is influenced by
‘urban fringe’ features where the landscape interfaces more subily with urban

features.

The characteristics of the site and the local environs is shown on Figure TAG 2,
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Site Description and Baseline Environs

The site located directly adjacent the urban boundary of Clitheroe on the north
western side. It is gently undulating with a rise from the northern boundary towards
the urban settlement of approximately 3 metres. The site is accessed by agricultural
vehicles from Back Commons on the southern boundary and from the western corner
and eastern boundary off Waddington Road. Residential housing direcily abuts the
site to the north and south with a parcel of land to the east which has recently been
the subject of a planning application for residential use. (This land parcet is within the
urban settlement boundary). Housing to the north east is older stone terraced
property built between 1860 and 1914 together with a cul-de-sac (Brungerley
Avenue) of semi-detached properties built in the intermediate post war years.
Towards the southern side of the site residential housing of the late 20" Century is
more dominant with larger detached properties in spacious gardens overlooking the

site (Back Commons).

The cemetery and older burial ground are located towards the north of the site
(Waddington Road) with a small field used as horse and pouliry pasture forming an
intervening land parcel. The burial ground associated with the building structure is a
graveyard of older burials with the larger separate cemetery on the opposite side of
Waddington Road set out for more recent internments and memorial stones. A recent
extension to the south west of the cemetery has provided for green burial and is
generally more landscaped to the boundaries with trees and shrubs. A footpath
follows the boundary of the cemetery and connects into the wider footpath network
following the course of the river channel. The cemetery is proposed for a further
extension which would see the boundary of the cemetery land abutling the proposed
development site along approximately half of the length of the northern boundary.

Land beyond the site to the north and north west is pastural with a slight rise in the
landscape before falling steeply toward the river channel. The river itself is located in
a deep gorge and is overlooked on the far side by Waddow Hall. This is a large stone
built manor house of the 17" Gentury set in spacious well landscape ground with
rolling lawns. The house is currently used for Girl Guide camping and outdoor

activities and as a conference cenire.

3.22.10 The site is accessible to the public by a public footpath which bisects the site from

north west to south east This footpath allows access from the town to the wider
countryside beyond and was observad as being used by local walkers, dog owners

and people taking longer walks beyond the fown environs.




3.22.11 Internally, the site is visually enclosed when viewed from the north towards the town
with boundary and internal hedgerows and trees to the boundaries providing visual
interruption along field boundaries. Trees are generally mature native specimens
forming lines of vegetation. Views towards the north are more expansive with open
vistas to the rising landscape of the Bowland Fells and Longridge Fell.

Visual Amenity

322,12 The topography of the site, the rural nature and the trees and hedgerows provide
filtered screening of the lower levels of the existing townscape when viewed from the
north and north west and also screens the site form Waddington Roads on the north
east side. Rising ground between the river channel and the site itself precludes inter-
visibilty from close views. The more open nature of the landscape to the north beyond

the river is such, however, that intermittent middle distance views are possible.
Longer distance views from Longridge Fell are so distant as is render the site

indeterminable within the general features of the Clitheroe town.
Access and Potential Visual Receptors

3.22.13 The site is accessed by a well used public footpath with additional footpaths along the
northern and south western boundaries. A number of residential properties overlook
the site which are situated within the edges of the current urban settlement boundary,
particularly those on Back Common and at the cul-de-sac end of Brungerley Avenue
on the north side. People visiting the cemetery and older burial grounds will have
some intermittent views of the site although this is filtered by fairly dense vegetation
and trees within the grounds and on the boundary to the site along Waddington Road.
Visitors to the cemetery are generally tending graves and less inclined to observe the
wider landscape. Views from the publicly accessible Castle ‘balconies’ enjoy views
over 360 degrees in all directions given the elevated location of the monument in the
centre of the town. Views of the site and the wider landscape of the Fells beyond are
clearly visible from this location. The locations of photographic views of the site are

shown on Figure TAG 3.

Visual Envelope (ZVI)

322.14 Based on field analysis and with reference to existing screening, including built
structures and vegetation identified from mapping and air photography a predicted
zone of influence (ZVI) of the development has been prepared. The ZVI is shown on
Figure TAG 3 The ZVI is indicative of the part of the landscape from which views of
the proposed development might be gained. It does not imply that views would be



possible from all points within the area delineated nor does it indicate that all the
developments might be seen or that the development would be highly perceivable.

Impacts and Significance

3.22 15 In considering the impact on the landscape the degree of change in respect of the
loss or impact on natural landscape assets such as trees or hedges, manmade
features such as walls or the modification of the topography and quality of existing

features is assessed. This is known as ‘fandscape impact.

3.22.16 The 'visual impact of the proposed development on the general public is assessed.
Such impacts could be the result of visual intrusion into an important viewpoint or the
direct obstruction of views into the wider landscape. Visual recepiors that have a
greater awareness of the view, such as walkers and residential occupiers will notice
the introduction of new features more than those who are not absorbing it. However,
it must be remembered that in respect of residential occupiers that within planning law
there is no right to a view. The distance ¢f the viewpoint from the proposed site, the
duration of the impact, the scale and massing of the proposed development and the
elevation of the proposed feature from the viewpoint are all assessed to determine

the degree of impact.

3.22.17 An assessment to establish the ‘character impact is made to assess the degree of
change affecting both the site and the wider environs. Adverse changes in landscape
character can occur as the result of the loss of landscape features which are
acknowledged components of local distinctiveness, or the construction of new

features that do not match those that already exist.

3.22.18 To assess the significance of the potential impacts the degree of change, both
adversely and beneficially, acting on the baseline conditions and the sensitivity of
receptors is objectively considered. This is considered with and without mitigation

based on prescribed criteria,




IMPACT ASSESSMENT AND EVALUATION

Construction Phase

Phasina

3.22 19 lf is uncertain at this stage as for how long the construction phase will last, but it is

envisaged that the construction of the proposals would be broadly in the following

sequence:

s Placement of protection measuras for any vegetation to be retained.

» Construction of access road and infrastructure.

» Building out of the residential properties and hard areas.

» Where appropriate, structure planting could be undertaken prior to the
commencement of building operations especially on landscape buffer strips
between the development and existing housing adjacent to the site and against
the northern boundary where it abuts the open countryside.

Predicted Impacts

3.22.20 An assessment of the potential impacts of the construction phase have been based

322.21

on the proposals put forward in the indicative Masterplan put forward by mck
architects. It is important to note that some of the impacts during this phase would be

temporary in nature. The predicted impacts are as follows:
Predicted Landscape Effects/Impacts

Removal of existing trees and hedgerows and loss of grassland pasture

The proposed development will involve the removal of a limited number of trees
internally {approximately 4/5n0.). They are Alder and Ash species and assessed as
‘average to poor in terms of their possible retention. Internal hedgerows will be
removed to accommodate the built arrangement. These are assessed as infact but
species poor and generally unmanaged. Theré should be no impact on hedgerows 10
the boundaries with the exception of breaking through the very gappy hedge and
vegetation off Waddington Road and off Kilmoor Road to create the access points
into the proposed development. There is also the opportunity at this access point to
increase and enhance pedestrian routes and linkages from Waddington Road to the
fown centre. The pre-existing footpath which crosses the site will be accommodated
within the development layout and will remain on its current alignment. The areas of
pasture grassland will be removed to accommodate the development but the existing
brook and associated bankside features will be retained. An area of grassland,

approximately 20-30 metres in depth, will be retained on the northern boundary




where it abuts the open couniryside beyond. The existing footpath within the site may
be temporarily closed or rerouted during the course of construction.

3.22.22 The total loss of the landscape resource prior to mitigation would be moderate
adverse impact in terms of the direct loss of a landscape element. In terms of
replacement this could be readily mitigated by extensive new planting on the site,
which would also enhance the biodiversity of the site from its current position. But
there would also be adverse impact in both visual and character terms as the removal
of the vegetation until new planting takes effect, increase prominence of the site with

new buildings and infrastructure from certain viewpoints.
Predicted Visual Impacts

Visual amenity of users of the foolpaths and views from adjacent residential
properties

3.22.23 Users of the footpaths are considered to be sensitive users. The proposals include
the removal of some trees and internal hedgerows, some modification to land levels
{considered not significant), rerouting of the existing footpath through the site and the
consiruction of new houses with associated infrastructure. These operations would
result in a moderale adverse impact on close distance views from the public
footpath network within and around the site. The impact will reduce with distance.

3.22.24 Views from adjacent houses immediately abutting the site will be private views in the
context of their own garden surrounds. Visual impact will vary in degrees depending
on the alignment of dwellings and the location of windows. Properties which directly
overlook the site on Brungerley Avenue, Back Common and Kirkmoor Avenue will be
impacted upon by the changes and similarly public views gained directly from Back
Common which is clogest to the new access construction. These are considered to be

moderate to major adverse.

3.22.25 Significant new ptanting within an appropriately landscape buffer area on the north
western boundary, in advance of the main construction phase would reduce the
visual impact of the broposed development. Similarly, internal planting associated
with the road network, gardens and areas of open space would reduce longar term
impacts on sensitive receptors in close up views. All views gained from the north west
will be in the context of the existing townscape of Clitheroe and it will not be possible
o observe the full extent of any new development other than in close views, as the
rise and crest of the land obscures views when approaching from the river. The new
buildings are likely to average 7-8 meires in height and will not breach the general
height of the surrounding houses within the urban settlement. The juxtaposition of the




houses clusters with intervening new planting and landscaping will serve to integrate
the proposals into the adjacent settlement and reduce impact to minor adverse

impact.

3.22 26 There will be opporiunities to mitigate the visual impact of the building by the choice
of materials and colour, which will have immediate effect on the completion of
construction prior to any screen planting becoming established. The degree of
retention of existing trees and hedgerows to the boundaries is important in assessing
the extent of the visual impact on all sensitive receptors, since some of the trees

perform a screening function already.

Views from the Castle

3.22.27 A panoramic view of the site is possible from Clitheroe Castle highest viewing area
and, as an historic environment, is considered to be more sensitive in landscape
terms. In the context of the overall landscape the site does not take up much of the
view and would be a ‘sliver’ of development set within the edge of the urban
settlement. Visitors to the Castle are naturally drawn to the wider landscape of the
AONB beyond. However, due to the elevation of the Castle it will not be possible to
totally screen the proposed development and its construction would be visible as a
middle distance view. The selection of building and roofing materials will give

opportunities for mitigation. The impact is considered to be moderale adverse.

Longer distance views and from other directions

3.22.28 Views from Waddington Road and the cemetery areas are screened by existing
intervening vegetation and the field parcels althcugh the construction of the new
access has the potential td open up views into the site from Waddington Road to the
east of the site. Some views into the approach of the proposed development will be
visible from this point and views of the access will be possible from the grounds and
approach path to the older burial grounds. Views from longer distance and from the
AONBs are severely limited by intervening topography and tall tree vegetation and
hedgerows. The site is generally lost to view at approximately 0.25 kilometres
distance from the site. Views from Waddow Hall are greatly interrupted by trees within
the grounds and from rising land from the river channel. At greater distance from the
site and within the AONB areas the site is lost in the general townscape features
given its close and tight proximity to the urban settlement. The impact is considered to

be minor adverse lo negligible at dislance.




Predicted Landscape Character Impacts

3 22.29 The character of the surrounding landscape has two contrasting characters; pastural
and urban townscape. The capacity for the site to absorb the development needs o
be viewed in the context of both character types. The proposed temporary change of
character due to the construclion phase would be of a scale that would be
discordance with the surrounding countryside character and without mitigation is
evaluated as moderale adverse. The proposed development, however, adjacent to
existing residential and commercial land within the nucleated town which already has
an urbanising impact on the adjacent landscape. Whereas a new development in
isolation might be considered to be unacceptable in landscape character terms, this
proposed development will be an extension to an existing town scene in an enclave
of land which is wrapped around on two sides by existing residential development.
Moreover, the parcel of land to the west of the railway car park is the subject of an
outline application for residential development which will be directly overlooked by
existing properties on Kirkmoor Road, Milton Avenue and Chester Avenue and thus
influence the degree of visual impact and instigate a change in landscape character

in the short term in this part of the town.
Mitigation Measures

3.22.30 The construction phase would bring about changes to the landscape and visual
amenity. Whilst some of these are inevitable and of a temporary nature it is beneficial
to mitigate them where appropriate. Proposed mitigation is likely to include the

following:

3.22.31 The phasing of the site operations such as the advance pianting carried out at the
earliest opportunity to provide buffers between existing houses and the open

countryside.

32232 The detailed design of features in the context of retention of as much on-site
vegetation as possible and the development of a carefully designed primary access
with landscape features which reflect the character of the immediate surroundings

and land use.

3.22.33 Appropriate protection and management of existing boundary hedgerows and trees to
be undertaken in line with recognised best practice.



Operational Phase

Predicted Impacts
3.22 34 For the purposes of the assessment the operational phase is classified as the period

when all the new buildings, infrastruciure and associated landscape works have been
completed. Predicted impacts are likely to be more long term in this phase. The
fdllowing assessments are based on the consideration of the proposals as a whole,
including the new access, the infernal road and footpath system, the movement of
vehicles within the site and the night time impacts of lighting on the wider landscape.

Predicted Visual Amenity Impacts

Visual amenity of users of the foolpaths

3.22 35 Without mitigation the visual ifnpact of the proposals on the public footpaths outside
and adjacent to the site would be moderale adverse, though development would be
seen in the context of the townscape in views from the northwest Mitigation
measures are therefore required, mainly in the form of new landscape features and
areas of open grassland integrated throughout the development. It is also important
for the detailing of the new properties and their juxtaposition to be thoroughly

addressed to allow opportunities for landscaped areas of open space, pockets of

trees and new hedgerow lines to be integrated throughout the development and fo
prevent the coalescence of built forms in a visual massing. Wide buffer zones of open

grasstand and planted areas to the boundaries would also aid in the screening and
assimilation of views of the existing townscape. The relationship between the existing
footpath within the site and the new development would be a changed experience for
users but this could be associated with the open spaces areas in the developmenti

and which would provide a positive experience in amenity terms.

3.22.36 New landscape planting will grow from planted heights over the years. During the
winter months during establishment close views will be possible to a degree through
the planting, but it is anficipated that the planting would assimilate views ali year
round after a 15-20 year period. Qverall the long term impact on the users of the local
footpath network is evaluated as minor beneficial as the planting would moderate

views of the existing properties.

Visual amenily of views from adjacent residentiaf properties/public roads

3.22 37 The proposed development would have a moderate adverse impact of the visual
amenity of receptors from close adjacent properties due o their physical proximity.
These views would primarily be a combination of houses, roads and garden areas,
although approximately 50% of these receptors would already be viewing residential
development on the land off Milion Avenue. Receptors from Waddington Road and




the adjacent older burtial grounds would see an opening up and the urbanising effect
of development of a currently pastural setting on this part of Waddington Road. This
is also considered to have a moderate adverse impact. The impacts would be off set
by mitigating landscape and tree planting and sensitive design of the new primary
access and it is considered that impact on these receptors would be over the long

term minor adverse.

Visual arnenity of views from the Casile

3.22.38 The views from the historic centre of the town would impact on the amenity that the
public currently enjoy from this vantage point by the extension of urban features
further into the open land beyond the current town edge. However, views from this
point would see the new development as a narrow band of building set in the context
of urban features to the immediate south side and forming a ‘closed edge’ to built
form as it wraps around to meet with properties along Waddington Road. Mitigation
by means of internal tree planting would allow the proposed development to
assimilate well with the existing scene, particularly at roof scape level. The impact is
considered to be moderate adverse moving towards minor adverse over the longer
term as the development is accepted as part of the whole townscape.

Night time Impacts

3.22.39 Street lighting and lighting from houses would impact on the amenity of existing
receptars to a minor degree. Footpaths are not generally used to the same extent as
in daylight hours and viéws from existing houses are generally inverted as occupiers
close their curtains to the darkness. However, a degree of intrusions would exist from
the baseline of no lighting which is considered minor adverse. The use of
appropriate down lighters to reduce light spillage and the specification of lighting
columns to reflect the scale and character of the town would help to mitigate this

issue.
Cumulative impact

3.22.40 The existing townscape can currently be seen in views from the north and north west.
The addition of a further parcel of residential development would not significantly
increase the bulking effect of building or have any further impact on the character of
the town if the detailing of the built forms is adequately addressed. It is therefore

anticipated that there would be a negligible cumulative impaci.



Local Landscape Character

3.22 41 The proposals would involve the building of a new residential area of some 325
houses. Once built and established in the overall landscape scene and with
appropriate screening it is considered that it would not adversely impact on the
character of the existing wider open countryside beyond its boundaries. Similarly, the
proposed development would nof adVerseiy impact on the existing townscape of
Clitheroe. The impact on local landscape character and of the wider landscape is

considered negligible.
Mitigation Measures

3.22.42 The operational phase would bring about changes ic the landscape and visual
amenity. Mitigation which is shown illusiratively on the Masterplan would allow the
development to be more easily assimilated into the landscape. The incilusion of new
hedgerow features, hedgerow frees and a strong treescape for the development as a
whole will reduce the impacts significantly. Appropriate planting to buffer zones would
become effective within a 5-7 year period and reduce perception of both the proposed
buildings and ancillary features. It is envisaged that new tree planting would
assimilate all views after approximately 15 years. Proposed planting would use native
species of a local provenance wherever possible with management and maintenance
undertaken to ensure that future viability and quality is retained.

3.22.43 Materials and colours for building would be carefully selecied to integrate with the
type and character of buildings within the town. Any effects of proposed lighting could
be minimised by sensitive location of external lighting and the use of low glare
directional lighting design. Proposed landscape trees would also aid in the reduced

perception of any light glare.

3.22.44 In terms of enhanced biodiversity the site would benefit positively from this type of
development where a vastly increased range of plant species can be introduced for
wildlife enhancement. The development of internal wildlife zones and associated
wetland areas and attenuation ponds would add to the increased value of the site in

ecology ferms.




Summary

3.22 45 Clitheroe sits within the lower Ribble valley close to areas of outstanding natural
beauty and within the countryside rolling pastural fringes of Pendle Hill. The town is
nucleated settlement with an historic core and a Castle located on an elevated knoll.
In modern times the town has developed and spread and offers good communication
lines by means of the railway and station and the A59 by pass.

3.22.46 The proposed residential development site fies to the north west of the urban
settlement and abuts the settlement boundary and a parcel of land which is the
subject of a current outline application for residential development. The site consists
of semi improved grazing land with limited internal hedgerows, a brook, a public right

of way and surrounding hedgerows with trees.

3.22.47 The proposed development would result in the loss of a number of existing landscape
resources but would retain existing boundary hedgerows and trees and the internal
brook and its bankside features. The proposals would affect the visual amenity of
users of the site and from views that are generally at close quarters as seen by
walkers using the nearby public footpath network, from existing residential properties
rather than longer distances where the proposals are lost in the general townscape of
Clitheroe, from the users of a short section of Waddington Road on the east side and
from the older burial grounds on the north side of Waddington Road. Both the
construction phase and the operational phase would see some changes to the
character of the site and these are seen in the context of both the existing townscape

and the adjacent countryside.

3.22.48 There are good opportunities to provide mitigation for all the impacts that may be
predicted on the landscape and visual amenity of the site and its affect on the
adjacent land. The planning of significant landscape buffer areas and the introduction
of an integrated landscape and tree planting scheme to the development will serve to
integrate the new hduses and associated feaiures into the adjacent seitlement and
provide a significant screen and fringe of landscape against the adjacent countryside.
With sensitive choice of building materials and the careful planning of the housing
clusters the development will be assimilated into the town and views from more
sensitive receptor will be significantly reduced and diminished over time as new
landscaping matures. Overall it is considered that the landscape and visual impact
will, with mitigation, be minor adverse to negligible/minor beneficial with new

landscaping providing an enhance biodiversity within the locality.
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