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1.0 INTRODUCTION 
 

1.1 A landscape and visual impact appraisal report was prepared as part of a planning  
application for the development of 16 dwellings on land off St John St Utkinton in 
2014 by Ryder Landscape Consultants. 

 
1.2 A new application is now being considered for the same area of land but with a 

reduced number of dwellings amounting to 12 in total. 
 
1.3 Chris Burnett Associates were approached to review the findings of the 2014 

Landscape Appraisal in the context of the current application and to establish if the 
approach and conclusions still remain valid. 

 
1.4 Chris Burnett Associates is a registered practice of the Landscape Institute, based 

near Chester, of some 32 years of experience much of it in the field of Landscape 
and Townscape experience for a range of projects across the UK. Chris Burnett is a 
chartered landscape architect and was responsible for carrying out this review. 

 
2.0 APPROACH 
 
2.1 The approach employed was to review the report in the context of relevant and 

appropriate professional guidelines published by the Landscape Institute and the 
Institute for Environmental Assessment and changes to the Landscape Strategy 
made by CWAC in 2016 and to provide a supplementary report. A site visit was also 
made to determine if the baseline had changed since 2014 and finally the 
conclusions of the 2014 report were assessed to determine if they were still valid in 
the context of the new scheme. 

 
2.2 The report was also reviewed in the light of comments made by the landscape officer 

in 2016 to a (subsequently withdrawn) application relating to the same area but for 22 
dwellings. Two key issues were raised. First, that there had been a change to county 
and district landscape character policies and second, that some peripheral vegetation 
had been cleared and the site was more open as a result. Both points are addressed 
below. 

 
3.0 REVIEW 
 
3.1 Although the report makes it clear that the scheme is too small to be considered 

under the terms of the UK ‘s EIA regulations and therefore the assessment cannot be 
classified as a Landscape and Visual Impact Assessment or LVIA,  the report 
nonetheless follows the guidelines for landscape and visual assessment as laid out 
and promoted within the GVLIA 3rd edition in 2013 and as such can correctly be 
regarded as a Landscape Appraisal. This guidance now places more emphasis than 
previously was the case on professional judgement. The 2014 report follows the 
standard approach for landscape and visual impact assessment in a consistent and 
uniform manner and is supported by photographs, maps and photomontages to guide 
and inform the reader as to the nature of its conclusion in a rational, consistent and 
objective manner. 

 



3.2 In common with many Landscape Appraisals the landscape impact is assessed 
against Local Landscape Character Assessments, adopted at the time by Local 
Authorities and the visual impact is assessed using a series of representative 
viewpoints arranged on a 360 degree basis around the site. A summary table is 
offered to summarize the conclusions of the visual impact assessment and mitigation 
is offered to reduce the effects of the development. 

 
 
3.3 With respect to the report itself the only material change in circumstances from 2014 

to 2017 relates to the changes to County and District landscape character policies 
which have now been reviewed in 2016 to cover the Cheshire West and Chester 
(CWAC) Borough Area for inclusion in the CWAC Local Plan (part 2). In the case of 
the site and the nominated viewpoints, there has been no material change other than 
the removal of some scrubby vegetation immediately adjacent to the Rose Farm 
Shop glasshouses which is judged to be only a minor change and allows the 
glasshouses to be a much more prominent feature of the landscape. Both these 
topics are dealt with in more detail below: 

 
 
 LANDSCAPE CHARACTER POLICIES 
3.4 The Cheshire West and Chester Local Plan (Part One) Strategic Polices was 

adopted in January 2015 and the plan now incorporates a fresh landscape strategy 
which replaces the 2008 assessment and Vale Royal Landscape Character SPD 5 
2007. As the introduction to the CWAC Landscape Strategy 2016 states: 

  
‘The Local Plan sets out how Cheshire West and Chester Borough Council will 
positively plan to accommodate growth within the borough by seeking to deliver more 
sustainable development, in accordance with the National Planning Policy 
Framework (NPPF), 2012. Securing high quality design, taking account of the 
different roles and character of different areas and recognising the intrinsic character 
and beauty of the countryside are some of the Government’s core planning principles 
set out within the NPPF. This landscape strategy contributes to the achievement of 
these principles and the environmental dimension of sustainable development by 
identifying opportunities for protecting and enhancing the intrinsic character of the 
landscapes of Cheshire West and Chester 

 
 
 The landscape strategy supersedes previous landscape character assessments and 

landscape guidance produced by Cheshire County Council (Cheshire Landscape 
Character Assessment, 2008), Vale Royal Borough Council (Landscape Character 
Supplementary Planning Document 5, 2007) and Chester City Council (Cheshire 
District Landscape Assessment and Guidelines, 1998). These documents covered 
parts of the borough at different scales and at different levels of detail. Although 
broadly consistent in their approach and method, their format differed and there were 
disparities in landscape character area boundaries and descriptions and in the 
provision of a strategy for landscape management and built development guidance.’ 

 
 
3.5 The 2014 report presents Tables, Tables 9 and 10, which assess the principal 

attributes and key characteristics of the local character area against their relevance 
to the site. To keep the methodology consistent, the same process is now applied 



using the landscape characteristics of the current landscape character area in which 
the site is located. This is character area LC2c: Eddisbury which is included within 
the LCT2 landscape Character Type Sandstone Ridge. 

 

Table 1.0 Landscape Characteristics of LC2c: Eddisbury 

 

Key Characteristics Relevancy to site 
Outcrops of Triassic sandstone form a 
prominent, undulating ridge reaching 176m at 
Pale Heights, at its northern end. 

This characteristic is not reflected within the site 
but within the wider study area. 

  
Steep sandstone cliffs and dry gorges support 
dense woodland, including ancient oak 
woodland. 

This characteristic is not reflected within the site 
but within the wider study area. 

  
Brown sandy soils support permanent grassland 
and woodland on steeper slopes, including the 
plantation woodland at Primrose hill Wood. 

Brown sandy soils support permanent grassland 
within the site. Primrose hill Wood is located 
north of the site with pockets of woodland on 
steeper slopes present within the wider study 
area. 

  
Heavily influenced by the presence of, and 
enclosure of, the former Royal Forest of Mara 
into a regular geometric fieldscape bordered by 
straight sided thick hedgerows, some on top of 
low sandstone walls, and large plantations 
initially established at the beginning of the 
nineteenth century 

This characteristic is not reflected within the site 
but within the wider study area. 

  
Old Pale is an enclosed medieval deer park 
which retains a distinctive boundary that is a 
feature in the landscape 

This characteristic is not reflected within the site 
but within the wider study area. 

  
Belts of Scots pines form distinctive skyline 
elements 

This characteristic is not reflected within the site 
and not visible on the skyline from the site 

  
Quarries are features, including King’s Chair 
quarry 

This characteristic is not reflected within the site 
but within the wider study area 

  
Less steep slopes support cereals, potatoes and 
fruit farming. Orchards are features around 
Kelsall /Willington 

This characteristic is not reflected within the site 
but within the wider study area 

  
Low density of dispersed farms; farm buildings 
are typically local red brick or constructed from 
sandstone (quarried from the ridge) with Welsh 
slate roofs 

This characteristic is not reflected within the site 
but within the wider study area 

  
Sunken lanes provide access over the ridge, 
responding to landform while the A54 and A49 
cross the ridge in cutting 

This characteristic is not reflected within the site 
but within the wider study area 

  
A49 is recognised as the ancient public highway 
of Peytefynsty (Roman road marking the 

This characteristic is not reflected within the site 
but within the wider study area 



boundary between the former Forest of Mara 
and Forest of Mondrem 
  
Late Bronze Age/Iron Age defensive hillfort at 
Eddisbury Hill and ‘Chamber in the Forest’ 
hunting lodge, Scheduled Monuments within the 
former Royal Forest of Mara (Delamere) 

This characteristic is not reflected within the site 
but within the wider study area 

  
Promontory fort at Kelsborrow (Scheduled 
Monument) occupies a prominent positions 
along the ridge 

This characteristic is not reflected within the site 
but within the wider study area 

  
Tirley Garth Listed Building and Registered Park 
and Garden 

This characteristic is not reflected within the site 
but within the wider study area 

  
The ‘Sandstone Trail’ runs along part of the 
ridge from Eddisbury Lodge before descending 
the ridge at The Willingtons 

This characteristic is not reflected within the site 
but within the wider study area 

  
Spectacular panoramic views from the ridge 
across Delamere and beyond to the northeast, 
over the open plains to the south-east, to the 
Peckforton Hills to the south, and to north Wales 
to the west 

This characteristic is partially reflected within the 
site with long distance views to North Wales to 
the west. 

  
Locally designated as an Area of Special 
County Value (ASCV) recognising its landscape 
and scenic quality and its historic, 
archaeological and ecological importance 

This characteristic is not reflected within the site 
but within the wider study area 

  
 

 

VISUAL ASSESSMENT 

3.6 A site assessment was made in September 2017 in which the site and surrounding 
viewpoints were revisited to determine if any landscape change had occurred to the 
site and surrounding area. All the viewpoints were visited and the only ones in which 
change had occurred were viewpoints 2, 3, 4 and 5 and related to some minor 
clearance of low scrub and small trees immediate adjacent to the Rose Farm 
glasshouse farm shop, but outside the application site, the net effect of which is to 
make the glasshouse a much more prominent feature in the landscape. 

 

3.7 Table 11 the Summary Representative Viewpoint table is now reproduced with a 
column representing the value assessment in 2017. 

 

 

 

 

 



 Table 11 Summary Representative Viewpoint table 

VP 
No 

Location Grid ref Receptor 
Type 

Receptor 
Sensitivity

Magnitude 
of Change 

Significance 
2014 

Significance 
2017 

VP01 John 
Street/entrance 
Rose Farm 

354817, 
365109 

Footpath 
user and 
road user 

Medium Medium Moderate 
adverse 

Moderate 
adverse 

VP02 FP17 355068, 
365313 

Footpath 
user 

Medium Medium Moderate 
adverse 

Moderate 
adverse 

VP03 FP17 355175, 
365416 

Footpath 
user 

Medium Small Moderate/ 
Minor 
adverse 

Moderate/ 
Minor 
adverse 

VP04 FP15 355091, 
365089 

Footpath 
user 

Medium Medium Moderate 
adverse 

Moderate 
adverse 

VP05 FP15 355035, 
365137 

Footpath 
user 

Medium Medium Moderate Moderate 

VP06 John Street 
(adjacent to 
telephone box) 

354767, 
365228 

General 
footpath 
user and 
residential 
receptor 

Medium 
and High 

Small Moderate/ 
Minor and 
Moderate 
adverse 

Moderate/ 
Minor and 
Moderate 
adverse 

VP07 On footpath 
adjacent to 
village hall 

354705, 
365302 

General 
footpath 
user and 
road user 

Medium Small Moderate/ 
Minor 
adverse 

Moderate/ 
Minor 
adverse 

VP08 On footpath 
adjacent to 
village 
hall/FP13 

354711, 
365288 

General 
footpath 
user and 
road user 

Medium Small Moderate/ 
Minor 
adverse 

Moderate 
/Minor 
adverse 

VP09 North Brook 
Road 

357747, 
365349 

General 
footpath 
user and 
road user 

Medium Small Moderate 
adverse 

Moderate 
adverse 

 

 

4.0 CONCLUSIONS 

4.1 Both the report and site and surrounding area have been reassessed in terms of the 
policy and landscape changes that have occurred since 2014. The latest indicative 
scheme, which is the subject of a current planning application, occupies exactly the 
same area of land and follows the same layout as that previously submitted and 
assessed; however, the housing density is less (reducing from 22 to 12) and some of 
the units proposed are smaller in scale. Plans and cross sections of the current 
indicative scheme, which are the subject of this review, are attached to this report in 
Appendix 1. 

4.2 In terms of landscape impact the landscape characteristics of the landscape 
character area in which the site now sits, LC2c Eddisbury, are broadly comparable to 
the previous character areas characteristics contained in the earlier county and 
district landscape policies which have now been superseded.  As a result the 



conclusions of the landscape impact remain broadly comparable also, namely that 
the proposed development will have a moderate effect on landscape character.  

4.3 Similarly, the results of the visual impact assessment remain the same. The housing 
layout is broadly the same especially on the upper slopes although some of the units 
are smaller. The clearance of scrub around the Rose farm glasshouse is not judged 
to be significant enough to warrant an adjustment to the values for the affected 
viewpoints, viewpoints 2,3,4 and 5. As a consequence the judgements remain the 
same for visual impact ranging from moderate to minor adverse. 

4.4 The current guidance within the CWAC Landscape Strategy 2016 suggests 
development proposals should be landscape led and offers the following checklist: 

 ‘Which landscape character type and landscape character area is the proposed 
development in?’ 

 LC2 Eddisbury which is a part of the LC2 landscape Character Type Sandstone 
Ridge. 

 ‘How have the key landscape and visual characteristics, sensitivities, qualities and 
value been taken into account in the siting and design of the proposed development’ 

See Table 12 in the 2014 report - Review of Cheshire West and Cheshire’s 
preliminary landscape comments on the outline development proposals which remain 
relevant in the context of revised guidance contained with the CWAC landscape 
strategy for the LC2 Eddisbury LCA and demonstrates, as far as possible within the 
constraints of the site, how those sensitivities have been addressed. 

‘How does the proposed development support the overall landscape management 
strategy for the landscape character area?’ 

As above and also in the mitigation proposals contained within the 2014 report. 

‘How have the landscape management guidelines and built development guidelines 
been taken into account in the siting and design of the proposed development?’ 

As above, in the mitigation proposals contained within the 2014 report and, bearing in  
mind this is an outline application, in the detailed design at the reserved matters 
stage. 

4.5 Finally, the landscape strategy suggests that the application should be supported by 
an LVIA or Landscape Appraisal and that it follows GVLIA 3 guidelines, clearly 
identifies landscape and visual receptors, separates and assesses landscape and 
visual effects and includes cumulative effects and mitigation measures. The 2014 
report follows these guidelines and has been reassessed in 2017 in this report. 

 

 

 

 

 

 



 

APPENDIX 1 
Plans and cross sections 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 


