Planning Application Ref; 08/03697/OUT
Land Parcel At Upper Rissington 418640 East 219967 North, Upper Rissington, Gloucestershire.

Proposal: Outline application for the partial demolition of former military buildings and existing commercial buildings and redevelopment to provide up to 368 dwellings, up to 3,140 sqm of D1 and D2 floor space, up to 2050 sqm of A1-A5 floor space, up to 7,100 sqm of B1 floor space, including conversion of the former Officer's Mess, the former Station Sick Quarters, the former Station Headquarters and the former Education Block for residential purposes & conversion of the former Watch Tower, the former Guardhouse and the former Sergeants' Mess for employment purposes, together with the provision of public open space, associated access and junction improvements and other associated works

Comments of the Cotswolds Conservation Board

Given the scale of development proposed The Board would suggest that this proposal does constitute “major” development under terms of paragraph 22 of Planning Policy Statement 7. In this regard, such development has to meet all of three assessment criteria set out in paragraph 22, namely:

“(i) the need for the development, including in terms of any national considerations, and the impact of permitting it, or refusing it, upon the local economy;

(ii) the cost of, and scope for, developing elsewhere outside the designated area, or meeting the need for it in some other way; and

(iii) any detrimental effect on the environment, the landscape and recreational opportunities, and the extent to which that could be moderated.”
These assessment criteria are considered as follows:

i) the need for the development, including in terms of any national considerations, and the impact of permitting it, or refusing it, upon the local economy;

The Board is of the view that case for the “need” for this level of housing and employment proposed as this location has not been adequately made in the Environmental Statement. The recently adopted Local Plan for Cotswold District allocates new housing and employment predominantly to the major market towns. There is, it is understood, no significant shortfall in such allocations to meet the housing numbers or employment provision required either by the existing Regional Plan and Structure Plan nor the emerging Regional Spatial Strategy. 
With respect to the affordable housing to be provided as part of the proposals, the Board is unaware of any local housing need survey for Upper Rissington which suggests a “need” has been established to provide this level of affordable housing at this location. 
The Board is not in a position to comment on the impact on the local economy.
(ii) the cost of, and scope for, developing elsewhere outside the designated area, or meeting the need for it in some other way; and

The Board accepts that there is a “need” for housing and employment in Cotswold District. However, the location of this provision is set out in the adopted Local Plan, mostly outside the AONB at Cirencester, not at this site. There is therefore adequate “scope” for developing outside the designated area. The cost of such provision is unknown to the Board. 
(iii) any detrimental effect on the environment, the landscape and recreational opportunities, and the extent to which that could be moderated.”

The Board will concentrate its comments on the landscape impact of the proposals.

Landscape Character Assessment
http://www.cotswoldsaonb.org.uk/landscape_character_assessment/index.htm

The site lies with the High Wold Character Type, and Rissington Plateau and Milton Downs Character Area in the Cotswolds AONB Landscape Assessment (2004).

One characteristic of this landscape type is described as:
“settlement limited to small stone built villages and hamlets, generally within valleys, and isolated farmsteads and individual dwellings.”
The character of settlements in this landscape type is described as:
“Settlement within the High Wold is sparse, and confined mainly to small villages and hamlets of a dispersed character within the more sheltered valleys. The exception is the small town of Stow on the Wold, which is located on the High Wold plateau and has a favoured meeting place since Roman times. Across the more open plateau summit settlement is confined to a pattern of isolated farmsteads and individual dwellings.”

The description of the Rissington Plateau Landscape Area notes

“The infrastructure and military housing associated with the decommissioned Upper Rissington Airfield is a notable feature. Part of the airfield has now been developed as a Business park, and occupies a prominent location across the summit of the plateau, together with the new “village” of Upper Rissington.”

The Board reviewed and adopted a Landscape Strategy and Guidelines for the High Wold Character Type in 2008. 

http://www.cotswoldsaonb.org.uk/userfiles/file/Landscape/7.LCT7HIGHWOLDJune08.pdf

The Strategy identified a force for change in this Character Type as

“Expansion of settlements within the High Wold, which would have the impacts of:
• Erosion of distinctive radial and linear settlement patterns.

• Intrusion of expanded settlement fringes into the landscape.

• Potential loss of archaeological remains and historic features.

• Proliferation of suburban building styles/ materials and the introduction of ornamental garden plants and boundary features.”
The proposed strategy to address this force for change is:
“• Preserve archaeological and historical features and deposits.

• Ensure that new development does not adversely affect settlement character and form.

• Ensure new built development is visually integrated with the rural landscape setting and does not interrupt the setting of existing villages or views”
The Board has considered the impact of the character and appearance of the landscape in the light of these statements:
There would be some benefit to the landscape if the four large hangers and one smaller hanger were demolished, unless their retention could be justified by their historic interest. These large buildings occupy a visually prominent location and their impact is not successfully mitigated by the existing tree planting.

However, the Board is not convinced that the partial demolition of the remaining military buildings on the site, and their replacement by new residential and employment buildings and associated infrastructure in accordance with the submitted masterplan would, as a whole package, conserve and enhance the natural beauty of the AONB.
The military buildings which form the existing employment site are located within a well treed, parkland type environment. Whilst some of the buildings are in poor condition, this is only evident in close up views from the perimeter roads. In more distant views these buildings are screened by the existing trees. What is prominent in the landscape, apart from the hangers, are the existing residential areas, where the buildings are generally more densely positioned, and there are fewer trees. Such large areas of residential development at a hilltop location are uncharacteristic of the High Wolds.
Examination of the master plan shows that the relatively low density existing employment site will be replaced with high density residential and employment provision, with a loss of trees. This will cause the site as a whole to be more prominent in the landscape, with an uncharacteristic form of development. 

The Board considers that the harm caused by the proposed development as whole outweighs the enhancement of the landscape brought about by the removal of the hangers, and therefore there is a detrimental effect on the landscape.
Other issues:

Transport 

The Board notes that the applicant suggests that movement of vehicles to and from the site would not be greater with the proposed scheme than if the currently permitted schemes were fully implemented. The Board is not in a position to challenge or support this assertion. However, were it tom be found that the proposal would significantly increase traffic movements to and from the site, the Board would object to the proposal on grounds of adverse impact on tranquillity and harm to the local road network.

Tranquillity
In addition to the traffic issue noted above, the Board is concerned that lighting associated with the residential development proposed would be much more intrusive in this landscape than the lighting currently associated with the development site.

Cotswolds AONB Management Plan 2008-13
http://www.cotswoldsaonb.org.uk/userfiles/file/Publications/manplan08-13.pdf

The Cotswolds AONB Management Plan is a statutory plan produced under the terms of the Countryside and Rights of Way Act 2000. The Plan notes under Development and transport Key Issue DTK11:

“Within the Cotswolds AONB there are various rural ‘brownfield sites’ (i.e. previously developed land and buildings), including ex-MOD properties and redundant airfields. The impact on the character of the AONB by the reuse of these sites can be significant if for residential or industrial use.”
Development and Transport Policy DTP1 of the Management Plan is:
“That all Local Development Framework documents and planning decision-making processes will use the following criteria to determine the acceptability of a proposed development in the Cotswolds AONB. Development will:

• be compatible with the distinctive character of the location as described by the relevant landscape character assessment, strategy and guidelines

• incorporate designs and landscaping consistent with the above, respecting the local settlement pattern and building style

• be designed to respect local building styles and materials

• incorporate appropriate sustainability elements and designs

• maintain or improve the existing level of tranquillity

• not have an adverse impact on the local community amenities and services and access to these

• protect, or where possible enhance, biodiversity

• be in accordance with a more sustainable pattern of development, reducing dependence on car travel.”
Conclusion

The Board would suggest that the assessment has shown that the proposal fails to meet the tests for acceptability for major development in a designated landscape. Taken as a whole package this development would fail to conserve and enhance the natural beauty of the Cotswolds AONB contrary to guidance in Planning Policy Statement 7, and the emerging South West Regional Spatial Strategy.
The Board therefore objects to this proposal.

