
 
PINS Ref:  APP/X2410/W/21/3287864 
LPA Ref:  21/0491/2 
21st February 2022 | AC | P22-0187  

   
 

Pegasus Group  
Pegasus House | Querns Business Centre| Whitworth Road | Cirencester | Gloucestershire | GL7 1RT 

T 01285 641717 | F 01285 642348 | W www.pegasuspg.co.uk  

Birmingham | Bracknell | Bristol | Cambridge | Cirencester | East Midlands | Leeds | Liverpool | London | Manchester 

 
©Copyright Pegasus Planning Group Limited 2011. The contents of this document must not be copied or reproduced in whole or in part 
without the written consent of Pegasus Planning Group Limited 

SUMMARY TO LANDSCAPE PROOF OF EVIDENCE 

 
ON BEHALF OF DAVID WILSON HOMES EAST MIDLANDS 
LTD AND ANTHONY RAYMOND SHUTTLEWOOD  
 
APPEAL AGAINST THE REFUSAL OF PLANNING 
PERMISSION FOR OUTLINE PLANNING APPLICATION 
 
FOR UP TO 170 DWELLINGS (INCLUDING AFFORDABLE 
HOUSING) AND WITH ALL MATTERS RESERVED OTHER 
THAN ACCESS TOGETHER WITH ASSOCIATED 
LANDSCAPING AND OTHER INFRASTRUCTURE 
 
LAND AT COSSINGTON ROAD, SILEBY  
 
 

 

 

 

Prepared by: ANDREW COOK BA (HONS) MLD CMLI MIEMA CENV 
 

 



David Wilson Homes East Midlands and Anthony Raymond Shuttlewood 
Land at Cossington Road, Sileby 
Summary to Landscape Proof of Evidence 
 
 

 
21st February 2022 | AC | P22-0187  
 

CONTENTS: 
 

Page No: 
 
 

1. SUMMARY AND CONCLUSIONS 1 
 

 
 
 
 
 



David Wilson Homes East Midlands and Anthony Raymond Shuttlewood 
Land at Cossington Road, Sileby 
Summary to Landscape Proof of Evidence 
 
 

 
21st February 2022 | AC | P22-0187 Page | 1   
 

1. SUMMARY AND CONCLUSIONS 

Introduction  

1.1 I am instructed on behalf of David Wilson Homes East Midlands Ltd (‘the 

Applicant’) to present evidence relating to landscape and visual matters in respect 

of this Inquiry relating to an application for outline planning permission, which 

was submitted to Charnwood Borough Council validated on 31st March 2021. The 

application as amended proposed the following: 

“Outline planning application for up to 170 dwellings 
(including affordable housing) with all matters reserved 
other than access together with associated landscaping 
and other infrastructure.” 

1.2 My Landscape Proof of Evidence comprises this document and my appendices. 

1.3 This evidence should be read in conjunction with the Planning Proof of Evidence 

prepared by Angela Smedley. 

Description of the Scheme 

1.4 The site can be described as forming two parts, a ‘development area’ 

accommodating the proposed housing and a ‘wider landholding’ which forms the 

balance of the site and forms the extensive green infrastructure as a series of 

naturalistic green spaces. Within the development, the majority of the proposed 

dwellings would be two storeys.  

1.5 The proposal would deliver a high-quality scheme, both in terms of its built form 

and in terms of the substantial green infrastructure that is proposed across the 

majority of the site and is significant in my opinion. 

Effect on Landscape Elements 

1.6 The site comprises a number of landscape elements including topography, land 

use, vegetation, trees and woodlands, hedgerows. The majority of these 

individual elements would be retained and enhanced which would result in an 

overall net major beneficial effect with regard to landscape elements within the 

site. The scheme would inevitably result in the loss of some arable land. In 

overall terms, there would be a substantial (major) net beneficial effect with 

regard to landscape elements within the site itself. There would be no change to 

landscape elements beyond the site. 
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Effects on Landscape Character 

1.7 With regard to landscape character, the site and its surroundings and Sileby all 

fall within the Trent Valley NCA and Soar Valley locally. Limited off-site works are 

proposed to enable this scheme to come forward. As such, the key characteristics 

that define the local landscape character beyond the site would remain physically 

unaffected and with regard to experiential aspects, there would be no material 

change to the landscape character of the area beyond the site with the proposed 

scheme in place. 

1.8 The northern part of the site is proposed to accommodate the residential 

neighbourhoods referred to as the development area which as a high-quality 

scheme would reflect the local vernacular architecture which would be in keeping 

with other residential areas associated with Sileby. The proposal would result in a 

change to the character of the site, an inevitable consequence of accommodating 

housing on a greenfield site and thus resulting in a significant magnitude of 

change (major), but in terms of its nature of effect this would be neutral rather 

than adverse, given it would be in keeping in terms of its character and 

appearance. 

1.9 The balance of the site would form substantial green infrastructure, which would 

bring about a substantial major change in character terms from arable field land 

to a whole series of fields including the creation of new enclosures as part of a 

historic landscape restoration scheme. The whole green infrastructure would be 

more in keeping with the local rural farmland with its new wildflower meadows 

and pastoral fields, together with new woodlands, water features and improved 

recreational opportunities. Such change to the character of the site would bring 

about a high magnitude of change and enhancement which would be beneficial in 

nature in landscape character terms. This reflects the sheer volume of planting 

and landscape enhancement which in my view is quite exceptional given the 

limited scale of the proposed housing. 

Effects on Visual Amenity 

1.10 In terms of how the proposed scheme would have a bearing upon general visual 

amenity, I would note the following main observations. The potential to observe 

the scheme in terms of the visual envelope would be mainly restricted to the 

immediate environs of the site and wholly contained within the local landscape. 

As such, the proposed housing would have a very limited visual envelope. Where 
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observed, the proposed scheme would be generally heavily framed and screened 

by tree cover such that it would be difficult to distinguish it from Sileby. 

1.11 Where observed, it would also always be seen in the context of adjacent 

development. This means that the proposed scheme would not visually extend 

the visual envelope of Sileby as it relates to the wider landscape but rather it 

would fall within the existing visual envelope associated with the wider environs 

of Sileby. As a result, the magnitude in terms of the degree of effect would be 

quite limited and local to the environs of Sileby. The scheme would also not 

impinge in visual terms upon the existing visual relationship between the Sileby 

and Cossington settlement further to the south, an aspect that the Council seeks 

to protect. 

1.12 As for the nature of effect with regard to visual amenity, given the high quality of 

the proposal reflecting the vernacular, the proposed housing would be in keeping 

in terms of its appearance and therefore, the housing scheme would be neutral 

rather than adverse in terms of nature of effect. Simply, this would be an 

attractive housing scheme to observe rather than harmful on the eye. Sight of the 

proposed scheme would not cause harm to the visual amenity of the area. The 

green infrastructure would be beneficial in terms of the nature of effect. Together 

with both elements at the site level, there would be a major degree of effect 

whilst locally within the Valley in overall terms there would be a negligible 

(neutral to beneficial) degree of effect in terms of this valley landscape. 

1.13 The proposal would result in some physical loss of arable land. The proposals 

would result in a change to the landscape at a very localised site level and would 

have a limited effect on the landscape character of the area and would not cause 

material harm. Once the green infrastructure is established and has the 

opportunity to thrive, the proposals would have a more positive effect physically 

with regard to the site and as appreciated visually within the local environs. The 

proposed development would have some localised landscape visual effects, but 

these would not result in unacceptable impacts on the landscape context of Sileby 

and Cossington. 

Loss of Area of Local Separation (ALS) affecting its purpose and integrity 

1.14 With regard to the concern with respect to loss of Area of Local Separation, the 

proposal would technically extend and encroach into the ALS. However, what I 

consider needs to be borne in mind is how the various parcels on land within the 
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ALS are actually performing in the role to maintain separation between the two 

settlements and I would use the grades strong, moderate and limited as a three 

point scale. The area which would accommodate the proposed housing dwellings I 

consider only has a limited role in realising the function of this policy. So whilst 

there would be some physical loss, the actual and perceived sense of separation 

would not materially change with the proposed scheme in place. 

Significantly narrowed ALS 

1.15 The actual physical distance in terms of the gap between Sileby and Cossington is 

defined by the southernmost points of Sileby and the northernmost point of 

Cossington. This narrowest gap would remain unchanged and as such, there 

would be no narrowing of this gap in physical terms. The Reason for Refusal 

states that the ALS would reduce significantly, i.e., I interpret that qualification 

has been synonymous with substantial. I consider that this would not be the 

case. 

Reduced actual gap of open undeveloped land between villages 

1.16 The actual gap of open undeveloped land is shown on the proposals plan, and it is 

clear on this diagram and on the ground that the actual gap at its narrowest point 

is formed by the southernmost point of Sileby and the northernmost point of 

Cossington and is most readily appreciated by travelling along the Cossington 

Road, either as a pedestrian or motorist. With the proposed scheme in place, 

there would be no reduction in this narrowest actual gap. The proposal would not, 

even with encroaching into the ALS reduce this actual distance between the two 

settlements identified by open undeveloped land. 

Reduced perceived gap of open undeveloped land between villages 

1.17 The gap can be appreciated by members of the public passing through the local 

villages and surrounding countryside. The two means by which members of the 

public can appreciate and have a perception of the gap is by passing through the 

area and appreciating the area from locations that are publicly accessible, which 

are generally public highways, rights of way and other publicly accessible areas 

such as parks for instance. Having examined the gap from the local public 

highways and rights of way, it is apparent that the area proposed to 

accommodate the appeal scheme, this particular part of the ALS performs a 

limited role in maintaining the perceived sense of separation between Sileby and 
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Cossington and as such, would not materially change the perceived sense of 

separation between the two settlements. 

1.18 The AOS to the west of Cossington Road, plays a far more significant strong role 

in the perception of the separation of the settlements, than the appeal site does. 

I consider that, in terms of the AOS purpose, the appeal site is limited in its role 

owing to its physical and visual containment significantly curtailing visibility of 

part of the site which would accommodate the housing area. Furthermore, the 

site does not play a material role in principal lines of sight across the AOS from 

public vantage points.  

1.19 In respect of the physical distance of separation, a significant proportion of the 

appeal site is proposed as open space, to include the restoration of historic 

hedgerows and smaller fields. The proposed development (housing) would reduce 

the AOS by approximately 170 metres (at its widest) however, this would not 

reduce the shortest physical distance between the settlements.  

1.20 At present, the western boundary of the AOS to the west of Cossington Road is 

not defined by any boundary feature on the ground. There is an opportunity to 

redraw this designation to include additional land. The designation to the west of 

Cossington Road does not follow physical features on the ground with respect to 

some of the boundaries of the designation. Consequently, land both within the 

designation as well as land outside the designation in this area both fulfil a strong 

role in maintaining separation. Extending the designation westward to the 

boundary of the same field at the start of the woodland would be more 

appropriate. Furthermore, the designation could be extended further southward 

of the watercourse to the east of Cossington Road to incorporate the open space 

of the approved Clarendon scheme on land to the east of Cossington and extend 

the designation as far south to the boundary of the Clarendon housing area, (this 

has a resolution to grant subject to the signing of a S106 (P/20/2393/2 – 

CD7.01) and is a proposed allocation in the emerging Local Plan (HA59 CD6.04 

and CD6.05)). Such a revised approach would be more logical in further 

reinforcing the physical and perceived separation between the two settlements of 

Sileby and Cossington. 

1.21 I note that the Local Plan is subject to review, and an Emerging Plan is in draft. 

This version of the Plan as a result of the Green Wedges and Areas of Local 

Separation Review (CD6.06) proposes that the Area of Separation is indeed 

extended westward to enclose the entirety of the field and the boundary realigned 
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to follow the woodland, as per the key diagram map. This is in the context of the 

Housing Allocation site HA59 which is located immediately to the east of 

Cossington and extends as far north to a watercourse.  

Significant harmful impact to the character of the countryside  

1.22 The proposed residential scheme would change the character of the site as part of 

an arable field to a residential neighbourhood. However, what is proposed in this 

regard would be in keeping in character and consistent with other nearby 

residential neighbourhoods of Cossington. Development of this greenfield site 

would involve the loss of a limited area which is currently countryside. The 

balance and remaining area of the site currently forms the remainder of one large 

arable field, has no particular features of note and is I consider, an area of 

unremarkable landscape in terms of this particular parcel of land. An integral part 

of the scheme is to provide a substantial area of naturalistic parkland as green 

infrastructure. This area would be managed as a series of smaller fields defined 

by reinstated hedgerows that historically previously existed and had been 

removed previously and that the fields would be managed as wildflower meadows 

punctuated with standard trees within the fields themselves to create a rural 

parkland. These are all the characteristics of an attractive rural parkland and 

would reflect many of the characteristics that define the character of the 

countryside locally. This change to the character of the wider landholding I 

consider to be beneficial in character terms with the proposed dwellings being 

neutral in terms of nature of effect rather than adverse, i.e., harmful. Such a 

proposal would not be unsightly or offensive to the eye based on the quality 

proposals. There would in my view no significant harmful impact on the character 

of the countryside. 

Significant harmful impact to the separate identities of the villages 

1.23 The character of the two settlements define their separate identities. With regard 

to Cossington, this forms a small village that is quite loose in terms of its density 

and arrangement. The northern part of Cossington reveals a mix of residential 

properties which are mainly detached and range between single storey bungalows 

to two storey properties, which in the northern part of the settlement, whilst face 

onto Cossington Road, are set back from this highway at depth within generous 

curtilages, the boundaries of which are heavily defined by vegetation, hedgerows, 

trees and shrubs rather than built form. The Cossington Road itself is flanked on 

either side by pedestrian pavements whilst these and the road itself are lit by 
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lighting columns. These characteristics that define the northern part of 

Cossington would remain unchanged with the proposed scheme in place. 

1.24 In contrast to Cossington, the southern part of Sileby has a more urban character 

in general. Whilst there are some single storey bungalows and dormer 

bungalows, the majority of the residential properties are two storeys, a 

combination of detached and semi-detached properties which face the local 

residential roads. The Cossington Road in particular in Sileby as a street scene is 

wider as a result of wider pavements on either side of the road combined with 

grass verges separating the pavement from the highway in places. The density of 

the residential properties associated with these street scenes is higher than that 

of Cossington. These residential areas and street scenes are typically urban and 

suburban in character. The proposed scheme would in general terms be 

consistent with these defining characteristics and consequently would not change 

the character that defines the separate identity of Sileby. The physical distances 

that separates the two villages would remain effective such that both settlements 

would continue to be framed within the context of a rural landscape. I consider 

there would be no significant harmful impact to the separate identities of the 

villages. 

Prevent the coalescence of merging of villages 

1.25 The current urban countryside separates Sileby from Cossington and as such, 

prevents any coalescence and the merging of the two villages. The physical 

separation between the two villages whilst slightly reduced with the introduction 

of the proposed scheme would nonetheless not materially change the perceived 

or actual gap between the two villages. The proposal would not bring about any 

physical coalescence of the villages and would maintain the purpose and integrity 

of the gap. 

Conclusion  

1.26 For the reasons stated above it is my view that on landscape and visual grounds 

there are no substantive reasons for refusing planning permission for the 

proposed residential scheme on land adjacent to Cossington Road. Therefore, the 

Inspector is respectfully requested to uphold the scheme and allow the grant of 

planning permission so far as landscape and visual issues are concerned. 
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