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1.0 INTRODUCTION 

1.1 Barton Willmore Landscape Planning and Design (BWLPD) was instructed, in October 
2020, to undertake an additional landscape and visual appraisal of the Hall Place Farm 
Site, HELAA Ref: TIL 18, (TIL 18) adopting the methodology as set out in the West Berks 
Landscape Sensitivity Assessment of the Potential Impact of the Scale and Distribution of 
Development in the North Wessex Downs AONB (January 2011) and  Landscape Capacity 
Assessment of Potential Housing Sites within and adjoining the North Wessex AONB (July 
2014), to provide a landscape and visual assessment of the Hall Place Farm Site that can 
be compared with the findings of the assessments of potentially competing sites, in the 
terms of consistent reference to that set out in the Local Plan evidence base. 

1.2 The additional landscape and visual appraisal (LVA 2021) has been prepared to support 
representations for the allocation of the Site, TIL 18, for housing, as part of the Regulation 
18 Consultation Draft of the emerging West Berkshire Local Plan. 

1.3 The (LVA 2021) refers to the previous Landscape and Visual Appraisal, prepared in 2018, 
in support of the allocation of The Site, TIL 18, for housing as part of the previous 
consultation round of the emerging West Berkshire Local Plan.    

Background 

1.4 Barton Willmore Landscape Planning and Design (BWLPD) was commissioned in July 2018 
by The Sulham Estate to undertake a landscape and visual appraisal of land at Hall Place 
Farm in Tilehurst (The Site), in West Berkshire, immediately adjoining the settlement of 
Tilehurst, Reading, and on the edge of the North Wessex Downs Area of Outstanding 
Beauty (AONB), to support its promotion for residential development, for approximately 
80 dwellings and the conversion and refurbishment of existing buildings into small 
workshop units and a farm shop with associated open space and landscaping, for 
submission to West Berkshire as part of the Regulation 18 Consultation for the Local Plan 
Review, undertaken between November and December 2018.   

1.5 The Landscape and Visual Appraisal prepared in December 2018, (LVA 2018), assessed 
the potential of the Site, TIL 18, to accommodate residential development, and identified 
the opportunities and constraints associated with the Site, TIL 18, and the surrounding 
area.  

1.6 The LVA 2018 was submitted to West Berkshire Council as part of representations to the 
West Berkshire Local Plan in support of a housing allocation for the Site, TIL 18; and is 
included in Appendix 2. 
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1.7 The LVA 2018 was undertaken with regard to best practice guidelines within GLVIA3 i, with 
reference to shaping the design of development that may bring about change in the 
landscape and in visual amenity, and to identifying the potential landscape and visual 
effects arising from proposed development, to support its allocation for housing.  

1.8 The following illustrative material supported the LVA 2018, and is included in Appendix 
2: 

• Figure 1: Site Context Plan 
• Figure 2: Site Appraisal Plan 
• Figure 3: Landscape Character Plan 
• Figure 4: Topographical Features Plan 
• Figure 5: Visual Appraisal Plan 
• Figure 6: Landscape and Visual Opportunities and Constraints Plan 
• Site Appraisal Photographs A – F 
• Site Context Photographs 1 – 21 

1.9 Subsequently, West Berkshire published their Housing and Economic Land 
Availability Assessment (HELAA) in January 2020.  The Hall Place Farm Site is covered 
by HELAA references: TIL5, TIL6, TIL7 and TIL18. The first three references are sub areas 
which form the overall site area reference: TIL18, as illustrated on Figure 1A: Site 
Context Plan. 

1.10 The West Berkshire HELAA Interactive Map defined these as: 

• TIL5 - 1.2ha currently Hall Place Farm Equestrian Centre, proposed use residential, 
specialist residential, retail and small offices (within the historic buildings on site) 

• TIL6 – 1.35ha currently grazing land (Area 1), proposed use residential consider 
specialist residential 

• TIL7 – 2.2ha currently grazing land (Area 2), proposed use residential consider 
specialist residential 

• TIL18 – 4.69ha currently grazing land, proposed residential, small workshop units 
and farm shop 

1.11 All four HELAA sites covering the Hall Place Farm Site were not previously considered in 
the Strategic Housing Land Availability Assessment (2013), nor the Housing Site 
Allocations Development Plan Document; and are therefore not assessed in the 
West Berks Landscape Sensitivity Assessment of the Potential Impact of the 
Scale and Distribution of Development in the North Wessex Downs AONB 
(January 2011) or Landscape Capacity Assessment of Potential Housing Sites 
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within and adjoining the North Wessex AONB (July 2014), which form part of the 
evidence base for the emerging West Berkshire Local Plan.  

1.12 All four HELAA sites covering the Hall Place Farm Site are recorded in the HELAA as not 
being developable in the next 15 years, as illustrated on the West Berkshire HELAA 
Interactive Map.  

1.13 However, the HELAA notes, in the supporting assessment tables, that potential harm to 
the North Wessex Downs AONB could be mitigated/overcome if the Site, is developed as 
one larger site in a holistic way, that is as TIL18.  The HELAA also recommends that 
Landscape Sensitivity Assessment is undertaken for the Hall Place Farm Site, TIL18.  

1.14 However, the LVA 2018, submitted in support of the allocation of the Hall Place Farm Site, 
TIL 18, was not referred to, although it addressed these recommendations. 

LVA 2018 

1.15 Firstly, the LVA 2018 considered the Site, TIL 18, as a whole, that is holistically, as 
recommended. 

1.16 Secondly, as set out in the objectives of the LVA 2018, in Paragraph 1.4 of the LVA 2018, 
a Landscape Sensitivity Assessment of the Site, TIL18, was provided as part of 
representations to the November to December 2018 Reg 18 Consultation of the Local 
Plan; but has not been acknowledged or referred to in the findings of the HELAA.  
Paragraph 1.4 is set out for reference: 

1.4 “The objectives of the landscape and visual appraisal are: 

• To identify, evaluate and describe the existing landscape character and 
quality of the site and its surroundings, and its context within the wider 
landscape, and also any notable landscape elements and features, and in 
relation to existing designations and policies;  

• To appraise the visibility of the Site and the nature and quality of existing 
views towards the Site, and to identify potential visual receptors;  

• To determ ine the sens i t i v i t y  o f  the landscape and v isua l  con tex t  o f  
the S i te  and i t s  su r round ings to  the t ype o f  deve lopm ent  p roposed; 
and the su i tab i l i t y  o f  the  S i t e  to  accom m odate the poten t ia l  
deve lopm ent  be ing  cons idered;  

• To identify the landscape and visual opportunities constraints to 
development to inform development proposals; 
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• Make recommendations for a suitable landscape strategy which assists with 
absorbing the development within the landscape and providing a network of 
green infrastructure; and limit the likely effects upon landscape character 
and visual amenity that would arise as a result of the proposed development 
on the Site.” 

1.17 Furthermore, the LVA 2018 also appraised the Site, TIL 18, to establish the existing 
landscape and visual context in terms of: 

• Landscape Policy Context, at Paragraphs 2.19 to 2.50, with reference to: 
- National Planning Policy Framework (NPPF) (March 2012) 
- West Berkshire Core Strategy (2012) 
- West Berkshire Council Local Plan 1991-2006 (Saved policies 2007) 
- North Wessex Downs AONB Management Plan, 2014 – 2019 
- North Wessex Downs Position Statement: Housing (October 2012) 

 
• Landscape Character of the Site, TIL 18, and its surroundings, at 

Paragraphs 2.51 to 2.108, with reference to: 
- National Character Area (NCA) 115: Thames Valley 
- North Wessex Downs Area of Outstanding Natural Beauty (ANOB) Landscape 

Character Assessment, including reference to Landscape Character Type (LCT) 
8: Lowland Mosaic, Landscape Character Area (LCA) 8A: Hermitage Wooded 
Commons 

- Berkshire Landscape Character Assessment, in particular LCT N: Elevated 
Wooded Chalk and LCA N2: Sulham  

- Landscape Sensitivity Study: West Reading, in particular Local 
Landscape Character Area (LLCA) 13E: Little Heath Gravel Plateau 

- Topography and Water features 
- Vegetation Cover, and Ancient Woodland 
- Land Use and Settlement Pattern 
- Designations, including the North Wessex Downs AONB, Listed Buildings, Public 

Rights of Way 
 

• Visual Context of the Site, TIL 18, and its surroundings, at Paragraphs 3.1 
to 3.64, including: 
- Views of the Site from the immediate surroundings, with reference to Site 

Context Photographs 1 to 9 and 12 to 15, with Site Context Photographs 7,8 
and 9 being from within the North Wessex Downs AONB  
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- Views from the wider context, from within the North Wessex Downs AONB, 
with reference to Site Context Photographs 10, 11, 17, 18 and 21 

- Views from the wider context, from the Chilterns AONB, with reference to Site 
Context Photograph 20 

1.18 The LVA 2018 then identified the Landscape and Visual Opportunities and 
Constraints of the Site, TIL 18, concluding, at Paragraphs 4.4 to 4.6 that:  

4.4 “In considering the Landscape and Visual Opportunities and Constraints, it is 
considered that the Site provides the opportunity to sensitively accommodate 
residential development, reflecting the distribution of existing and consented 
residential development on the western edge of Tilehurst, at Little Heath, The 
Ridings, and Chapel Hill; containing settlement within a well-wooded context 
related to the existing settlement edge, as is characteristic of the North Wessex 
Downs LCT8: Lowland Mosaic, and within that, LCA8A: Hermitage Wooded 
Commons; the Berkshire LCT N: Elevated Wooded Chalk and the LCA N2: Sulham; 
and the West of Reading Local Landscape Character Area LLCA13E: Little Heath 
Gravel Plateau.   

  
4.5 Development would be set within a Landscape Framework, based on the existing 

retained boundary vegetation, and supplemented and enhanced with reference to 
the guidance in the relevant landscape character assessment.  This would 
contribute to a comprehensive network of Green Infrastructure and multi 
functionals spaces; and would provide links with the existing PROW network to the 
north and west of the Site; and assist in strengthening the western settlement 
edge of Tilehurst.  
 

4.6 Development within the Site would be contained within the robust existing and 
enhanced boundary vegetation and would form a strong relationship to recent 
development and consented development at the edge of the settlement; and would 
form an appropriate robust and defensible extension to the settlement of Tilehurst, 
on the edge of Reading.  Whilst not outside the North Wessex AONB, being on the 
very eastern edge of the AONB, and adjoining Reading, residential development 
in this location would broadly reflect the approach promoted in the North Wessex 
Downs Position Statement on Housing; and would be in a location where the AONB 
is already characterised by settlement.”   

1.19 The LVA 2018 also considered the potential landscape and visual effects of developing 
the Site, TIL 18, for residential development, with Potential Visual Effects addressed 
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in Paragraphs 4.7 to 414; Potential Landscape Effects addressed in Paragraphs 4.15 
to 4.22; and a consideration of Landscape Character set out in Paragraphs 4.23 to 
4.30; and a response to Landscape Policy set out in 4.31 to 4.35. 

Landscape Sensitivity Assessment 

1.20 With regard to a Landscape Sensitivity Assessment of the Site, TIL 18, reference to the 
Landscape Sensitivity Study: West Reading 2009 is set out in Paragraphs 2.79 – 2.81.  
The purpose of the Landscape Sensitivity Study: was to identify strategic development 
sites for the West Berkshire Planning Strategy, which would shape future development to 
build upon the existing settlement pattern, without having significant effects upon the 
character of the area. The Study focusses on the urban fringe areas and provides an 
assessment of the sensitivity of the landscapes around the main towns. 

1.21 The Site, TIL 18, is identified as being within the Local Landscape Character Area (LLCA) 
13E Little Heath Gravel Plateau, the Key Elements of Sensitivity of which are set out in 
Paragraph 2.82, and Other Landscape Sensitivities set out in Paragraph 2.83.  

1.22 The value, susceptibility and sensitivity of the Site, TIL 18, with reference to the 
Landscape Sensitivity Study: West Reading, and LLCA 13E: Little Heath Gravel Plateau, 
are described in Paragraphs 4.15 to 4.17 of the LVIA 2018, setting out that: 

“4.15 The Site is located in the nationally designated North Wessex Downs AONB.  
However, it is located on the very eastern edge of the North Wessex Downs AONB, 
immediately adjoining, and influenced by, the settlement of Reading, and in a 
landscape character type which is recognised as being densely settled with a rising 
population due to the proximity and accessibility to Reading.  Unlike other areas 
of the AONB, the Site does not exhibit a sense of remoteness or tranquillity, and 
being light, there is a reduced appreciation of dark skies.  Therefore, whilst located 
within the North Wessex Downs AONB, which is of high landscape value, the Site 
is of m ed ium  va lue.  

4.16 Again, the interconnected woodland blocks and strong hedgerow surrounding the 
Site, which are characteristic of the immediately surrounding landscape, in 
combination with the topography of the level plateau and the sloping valley sides, 
restrict views and create an enclosed character to the Site, and physically and 
visually separate it from the countryside, and the wider North Wessex Downs 
AONB, to the west.   

4.17 The suscept ib i l i t y  of the Site, which is in part previously developed, to 
accommodate change is considered to be low , as the proposal would replace one 
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type of built development, that of an existing Equestrian Centre comprising barns, 
stables and car parking, and mènage, and an existing residential dwelling, to that 
of another, that is an area containing residential development and associated 
landscaping and open space, which would be contained within a high level of 
physical and visual enclosure. A medium value and a low susceptibility combine to 
give a medium-low sensitivity to change. This correlates with the findings of the 
West of Reading Landscape Sensitivity Study, which identified that the Local 
Landscape Character Area LLCA13E: Little Heath Gravel Plateau, in which the Site 
is located, had an overa l l  m ed ium  to  low  sens i t i v i t y  to accommodate 
residential development.” 

1.23 The relationship of the Site, TIL 18, to the LLCA 13E: Little Heath Gravel Plateau are set 
out in Paragraphs 5.14 to 5.18:   

5.14 “The Little Heath Gravel Plateau is described as having a distinct landscape pattern 
which differs from the wider plateau and escarpment landscape and is 
characterised by a pattern of small pasture fields, copses and mixed types of 
development along the plateau top at the western edge of Tilehurst.  

5.15 Therefore, the landscape within the vicinity of the Site generally has a settled 
wooded context with extensive areas of woodland and copses enclosing the 
landscape, and tall hedgerows bounding the small to medium scale fields, and 
creating varying degrees of enclosure.  

5.16 The Site relates strongly to, and is set within, the settlement edge of Tilehurst 
and the western edge of Reading. The existing settlement of Tilehurst adjoins the 
Site on its eastern and southern boundaries, with recently constructed residential 
development at The Ridings to the immediate east of the Site, and the residential 
area of Little Heath to the immediate south and south-east of the Site. The context 
of the Site is therefore heavily influenced by the existing surrounding development 
of Tilehurst which lies to the north east, east, south east, south, and south west 
of the Site. The Site and its immediate surroundings are, therefore, settled in 
character.”    

1.24 The LVA 2018 concluded at Paragraphs 5.30, 5.31, 5.33 and 5.34 that: 

5.30 “The character of the North Wessex Downs AONB to the west of the Site would be 
respected by enhancing the strong western boundary of the Site to form a robust 
edge to the settlement of Tilehurst, and increase the physical and visual enclosure, 
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and thus separation between the AONB landscape to the west, and the settled 
developed edge of Reading to the east.  

 
5.31 The proposed development would also positively integrate into the landscape 

character of the area without affecting landscape character or important local 
features, in line with the West Berkshire Core Strategy Area Delivery Plan Policy 
Area 5: North Wessex Downs Area of Outstanding Natural Beauty (AONB), with 
regard to the criteria that “Development will respond positively to the local 
context, and respect identified landscape features and components of natural 
beauty.”  

 
5.33 There is also the opportunity to respond positively to the policies for Landscape, 

as set out in the North Wessex Downs AONB Management Plan, by responding to 
and reflecting the existing characteristics of the LCA8A: Hermitage Wooded 
Commons; and taking account of the relevant management objectives. There is 
also the opportunity to respond to the policies for development; having had regard 
for potential landscape and visual impact from the outset; and through adopting 
a high standard of design, providing comprehensive landscaping and enhancing 
Green Infrastructure, and making reference to traditional building styles; and 
respecting the settlement pattern and distinctive character of the North Wessex 
Downs AONB. 

   
5.34 The proposed development would therefore be successfully accommodated within 

the Site, being set within a strong landscape framework, based on the existing 
retained boundary vegetation, and supplemented and enhanced with reference, to 
the guidance in the relevant landscape character assessments, and in accordance 
with landscape policy.” 

Summary 

1.25 Whilst the above findings were not referred to in the HELAA, they demonstrate that when 
considering the landscape sensitivity of the Site, TIL18, and its landscape and visual 
context, the Site, TIL18, could successfully accommodate residential development that 
relates well to its settlement edge location, focussing development in an existing urban 
fringe/edge of town location, and which would be in keeping with the character of LLCA 
13E Little Heath Gravel Plateau; whilst respecting the wider adjoining landscape; without 
having significant effects upon the character of the area, a key objective set out within 
the Landscape Sensitivity Study: West Reading.  
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1.26 To further assist West Berkshire in identifying sites suitable for allocation for housing, 
and to further support the Hall Place Farm Site, HELAA TIL18 for allocation for housing 
through the Regulation 18 Consultation Draft of the Local Plan, BWLPD has undertaken 
an additional landscape and visual appraisal (LVA 2021) of the Hall Place Farm Site, HELAA 
TIL 18, adopting the methodology set out in the West Berks Landscape Sensitivity 
Assessment of the Potential Impact of the Scale and Distribution of Development in the 
North Wessex Downs AONB (January 2011) and  Landscape Capacity Assessment of 
Potential Housing Sites within and adjoining the North Wessex AONB (July 2014), to 
provide a Landscape Sensitivity Assessment of the Site, TIL 18, so that it can be compared 
with the findings of the assessments of potentially competing sites, in the terms of 
consistent reference to that set out in the Local Plan evidence base.   

1.27 The assessment methodologies for the West Berkshire Landscape Sensitivity Assessment, 
2011 and the Landscape Capacity Assessment of Potential Housing Sites within and 
adjacent to the North Wessex Downs AONB, West Berkshire, July 2014, have been 
reviewed, and the approach set out in Appendix 1. 

1.28 In addition, subsequent to the preparation of the LVA 2018, a West Berkshire Landscape 
Character Assessment was published in August 2019, which provides an updated and 
consolidated Landscape Character Assessment for West Berkshire.  Also, the North 
Wessex Downs AONB, in 2019, has published an updated AONB Management Plan (2019 
– 2024).   

1.29 Therefore, the LVA 2021 provides an update to the existing landscape and visual baseline 
with regard to the publication of the NPPF (2019), the West Berkshire Landscape 
Character Assessment (2019) and the North Wessex Downs AONB Management Plan (219 
– 2024)  
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2.0 UPDATED SITE CONTEXT AND SITE APPRAISAL 

2.1 Figure 1A: Site Context Plan, provides an overview of the location of the Site, TIL 18, 
located to the immediate west of Reading, within West Berkshire.  As illustrated on Figure 
1A: Site Context Plan, the Site, TIL 18, is located on the western edge of Tilehurst, part 
of the western edge of Reading, directly to the north of Little Heath Road and to the west 
of Sulham Hill, outwith but immediately adjoining the settlement boundary of Reading.  

2.2 The Site, TIL 18, is located on the very eastern edge of the North Wessex Downs Area of 
Outstanding Natural Beauty (AONB), which extends to the west from Reading and north 
to the River Thames.  The Chilterns AONB adjoins the North Wessex Downs AONB to the 
north of the River Thames. 

2.3 The Site, TIL 18, is set to the immediate north of Little Heath residential area, and to the 
immediate west of The Ridings residential area. The wider settlement of Reading lies to 
the east and south of the Site, TIL 18, and the existing residential development 
characterises the settled fringe context that encompasses the Site, TIL 18, and the 
surrounding area.   

2.4 Figure 1A: Site Context Plan also identifies the potential sites that have been promoted 
within representations to the Local Plan, in the immediate locality of the Site, TIL 18, and 
which have been assessed in the West Berkshire Landscape Capacity Study for Housing 
Sites within and adjacent to the North Wessex Downs AONB (2014).  It should be noted 
that no sites of the edge of Reading, comparative to the location of the Site, TIL 18, were 
assessed in the Landscape Sensitivity Assessment of the Potential Impact of the Scale and 
Distribution of Development in the North Wessex Downs AONB (2011).         

The Site and Surrounding Area 

2.5 A description of the Site, TIL 18, and the area surrounding the Site, TIL 18, is described 
in Section 2.0, Paragraphs 2.4 to 2.18, in the LVA 2018 included in Appendix 2.   

Landscape Policy Context 

2.6 The relevant landscape policy context for the Site, TIL 18, as set out in LVA 2018, 
Paragraphs 2.19 to 2.50, makes reference to: 

• The National Planning Policy Framework (March 2012); 
• The West Berkshire Core Strategy (2012); 
• The West Berkshire Council Local Plan 1991-2006 (Saved policies 2007); 
• North Wessex Downs AONB Management Plan, 2014 – 2019; and 
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• North Wessex Downs Position Statement: Housing (October 2012).  

2.7 However, as noted above, the NPPF has subsequently been updated, in February 2019; 
and the North Wessex Downs AONB Management Plan, published in 2019, has been 
replaced with an updated AONB Management Plan (2019 – 2024).  Detailed consideration 
of the landscape policy context can be found at Appendix 3. 

Site Appraisal 

2.8 The Site, TIL 18, is located within the settled wooded plateau landscape of Little Heath, 
at the edge of, and immediately adjoining the settlement boundary of, Tilehurst, which 
forms the settled edge of Reading. The Site, TIL 18, relates strongly to, and is set within, 
the settlement edge of Tilehurst. The existing settlement of Tilehurst adjoins the Site, TIL 
18, on its eastern and southern boundaries, with recently constructed residential 
development at The Ridings to the immediate east of the Site, TIL 18, and the residential 
area of Little Heath to the immediate south and south-east of the Site, TIL 18. 

2.9 Part of the Site, TIL 18, is developed, comprising an existing equestrian centre with 
associated barns, stables, shop, car parking, and all-weather ménage and arenas, and 
associated lighting; and an existing residential property, Hall Place Farmhouse, within its 
eastern part.  The western and northern parts comprise relatively level grazed paddocks.  

2.10 The Site, TIL 18, is enclosed by substantial vegetation along the northern, western and 
southern boundaries, which visually and physically separates the Site, TIL 18, from the 
wider North Wessex Downs AONB landscape to the north and west of the Site, TIL 18.  

2.11 The context of the Site, TIL 18, is therefore heavily influenced by the existing surrounding 
development of Tilehurst which lies to the north east, east, south east, south, and south 
west of the Site, TIL 18; and the Site, TIL 18, and its immediate surroundings are, 
therefore, settled in character.    

Visual Appraisal 

2.12 The Site, TIL 18, is enclosed by substantial vegetation to the north, west and south, and 
being immediately adjacent to the residential development at The Ridings to the east, and 
Little Heath to the south, and the wider settlement of Tilehurst to the south east.   

2.13 From the limited number of locations, generally in close proximity to the Site, TIL 18, 
views towards and of the Site, TIL 18, are set within the context of, and already influenced 
by, the existing surrounding development that forms the northern and western extents of 
Tilehurst.     
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2.14 Visibility into the Site, TIL 18, is largely restricted to immediate close range views from 
the east and west. As a result of the combination of the generally flat topography of the 
Little Heath Gravel Plateau, and the existing vegetation that immediately surrounds the 
Site, TIL 18, and that which is present in the surrounding area within the wooded slopes, 
the entirety of the Site, TIL 18, is only seen from a short length of PROW TILE/8/1 to the 
west of the Site, TIL 18, where there is a gap in the boundary vegetation of the Site, TIL 
18.  

2.15 Glimpses of the Site, TIL 18, are not readily obtained from the wider surrounding area and 
from the surrounding North Wessex Downs AONB, or Chilterns AONB, landscapes, with the 
majority of views into and of the Site, TIL 18, limited and contained by intervening layered 
vegetation combined with the flat topography of the plateau, and by the sloping, wooded, 
valley sides.  

2.16 From the PROW network to the north and west of the Site, TIL 18, within the North Wessex 
Downs AONB, views are contained by the substantial tall and dense woodland and lines of 
trees that form strong field boundaries and shelter belts, which combined with the gently 
undulating topography, contain views to the immediate field boundaries.       

2.17 There are no elevated views towards the Site, TIL 18, from the valley slopes at 
Mapledurham to the north east due to the limited locations where an open view can be 
obtained, due mainly to the combination of the gently sloping topography and the barriers 
to views created by vegetation and built form.  

2.18 From the elevated areas in the western part of the surrounding area around Little Heath 
to the south west, the layers of vegetation and characteristic roadside hedges combine to 
restrict views across the landscape.     

2.19 To the south west of the Site, TIL 18, towards Chapel Hill and the wider extent of Reading, 
there is limited intervisiblity between these areas and the Site, TIL 18, due to the 
combination of extensive existing built form and the sloping topography of the valley sides.   

2.20 Most of the views in and around the Pang River Valley floor to the west of the Site, TIL 
18, are characterised by linear vegetation lining roads and fields and containing views.  

2.21 Long views are infrequent and are limited by the combination of existing vegetation and 
woodland, and flat topography.     
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3.0 DESIGN CONSIDERATION AND LANDSCAPE STRATEGY 

3.1 Following the landscape and visual appraisal of the Site, the following Landscape and 
Visual Opportunities and Constraints for the development on the Site, TIL 18, have been 
identified in LVA 2018, as illustrated on Figure 6: Landscape and Visual Opportunities 
and Constraints Plan, in Appendix 2, and include:  

Site Opportunities and Constraints 

Opportunities 

3.2 Opportunities for development within the Site include: 

• The Site contains existing built form at the Hall Place Farm Equestrian Centre, 
comprising barns, stables, car parking areas and a mènage; 

• The Site contains existing residential development at Hall Place Farmhouse;  
• The Site relates well to adjacent residential development on the northern and 

western edges of Tilehurst; 
• The Site is contained by dense boundary vegetation, which physically and visually 

separates the Site from the wider countryside and North Wessex Downs AONB; and 
• The established vegetation on the boundaries of the Site offers visual screening 

and makes a strong contribution to Green Infrastructure. 

Constraints 

3.3 Constraints to development within the Site include: 

• The Site lies within the North Wessex Downs Area of Outstanding Natural Beauty; 
• A Public Right of Way PROW TILE/7/1 lies outside the Site but immediately adjacent 

to the western boundary, which forms part of The Berkshire Circular Route; and 
• Hall Place Farmhouse, within the Site, is a Grade II Listed Building.  

3.4 In considering the Landscape and Visual Opportunities and Constraints, it is considered 
that the Site provides the opportunity to sensitively accommodate residential development, 
reflecting the distribution of existing and consented residential development on the 
western edge of Tilehurst, at Little Heath, The Ridings, and Chapel Hill; containing 
settlement within a well-wooded context related to the existing settlement edge, as is 
characteristic of the North Wessex Downs LCT8: Lowland Mosaic, and within that, LCA8A: 
Hermitage Wooded Commons; the West Berkshire LLCA WC2 Sulham Elevated Wooded 
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Chalk with Slopes; and the West of Reading Local Landscape Character Area LLCA13E: 
Little Heath Gravel Plateau.    

3.5 Development would be set within a Landscape Framework, based on the existing retained 
boundary vegetation, and supplemented and enhanced with reference to the guidance in 
the relevant landscape character assessment.  This would contribute to a comprehensive 
network of Green Infrastructure and multi functionals spaces; and would provide links with 
the existing PROW network to the north and west of the Site; and assist in strengthening 
the western settlement edge of Tilehurst.   

3.6 Development within the Site would be contained within the robust existing and enhanced 
boundary vegetation and would form a strong relationship to recent development and 
consented development at the edge of the settlement; and would form an appropriate 
robust and defensible extension to the settlement of Tilehurst, on the edge of Reading.  
Whilst not outside the North Wessex AONB, being on the very eastern edge of the AONB, 
and adjoining Reading, residential development in this location would broadly reflect the 
approach promoted in the North Wessex Downs Position Statement on Housing; and would 
be in a location where the AONB is already characterised by settlement.   
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4.0 LANDSCAPE SENSITIVITY ASSESSMENT 

4.1 To further assist West Berkshire in identifying sites suitable for allocation for housing, and 
to further support the Hall Place Farm Site, HELAA TIL18 for allocation for housing through 
the Regulation 18 Consultation Draft of the Local Plan, further landscape and visual 
appraisal of the Site, TIL 18, has been undertaken, adopting the methodology set out in 
the West Berks Landscape Sensitivity Assessment of the Potential Impact of the Scale and 
Distribution of Development in the North Wessex Downs AONB (January 2011) and  
Landscape Capacity Assessment of Potential Housing Sites within and adjoining the North 
Wessex AONB (July 2014), to provide a Landscape Sensitivity Assessment of the Site, TIL 
18, so that it can be compared with the findings of the assessments of potentially 
competing sites, in the terms of consistent reference to that set out in the Local Plan 
evidence base.   

4.2 The assessment methodologies for the West Berkshire Landscape Sensitivity Assessment, 
2011 and the Landscape Capacity Assessment of Potential Housing Sites within and 
adjacent to the North Wessex Downs AONB, West Berkshire, July 2014, have been 
reviewed, and the approach set out in Appendix 1. 

4.3 Phase 1 of the Landscape Sensitivity Assessment has the objective of identifying over-
riding constraints based on the presence of environmental designations; on the 
contribution that a site makes to local landscape character and the wider landscape; on 
visual prominence; and on the relationship of the site to the settlement pattern, as defined 
by the local landscape. The Phase 1 Landscape Capacity Assessment makes reference to 
the North Wessex Downs AONB Management Plan (2014-2019) and the North Wessex 
Downs AONB Integrated Landscape Character Assessment 2002.    

4.4 Phase 2 then provides a more detailed assessment of the sites with regard to the landscape 
character, and for the purposes of the Regulation 18 Consultation Draft of the West 
Berkshire Local Plan, with reference to the Landscape Sensitivity Study: West Reading, 
2009. For completeness the LVA 2021 Landscape Sensitivity assessment also makes 
reference to the updated evidence base, and therefore also makes the West Berkshire 
Landscape Character Assessment 2019. 

4.5 The Phase 1 and Phase 2 Landscape Sensitivity Tables follow: 
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LANDSCAPE SENSITVITY/CAPACITY ASSESSMENT TO SUPPORT POTENTIAL ALLOCATION OF HALL PLACE 
FARM, SITE TIL 18 FOR HOUSING 

REPRESENTATIONS TO WEST BERKSHIRE REGULATION 18 CONSULTATION DRAFT OF THE LOCAL PLAN 
PHASE 1 ASSESSMENT SUMMARY 

 
Landscape Sensitivity/Capacity Assessment: Phase 1 
 
With reference to: 
North Wessex Downs AONB Management Plan 2019 - 2024 
North Wessex Downs AONB Integrated Landscape Character Assessment 2002: 
Landscape Character Type 8: Lowland Mosaic and Landscape Character Area 8a Hermitage and Wooded Commons 
 

Site ref  Settlement  Designations and 
landscape 
strategy  

Relationship with 
the wider 
landscape  

Visual 
prominence 

Relationship with 
settlement 
pattern 

Initial 
recommendation 
– subject to more 
detailed review in 
Phase 2 

TIL 18: Hall Place 
Farm 

Eastern Urban Area 
 
Tilehurst/Little 
Heath/Reading 
 
ADP4: 
The individual 
identities of Purley on 
Thames, Tilehurst and 
Calcot will be 
maintained and 
enhanced, as will the 
quality of the built 
environments. This 
area will have a close 
functional relationship 
with the Reading area 
and will benefit from 
the facilities and 
services that Reading 
offers.  
The high quality 
landscape and 
environmental assets 
in this part of West 
Berkshire, which 
includes the Thames 

North Wessex Downs 
AONB 
 
Converse and 
Enhance 
 
ADP5: 
The North Wessex 
Downs AONB will have 
appropriate and 
sensitive growth that 
conserves and 
enhances its special 
landscape qualities. 
 
Recognising the area 
as a national 
landscape 
designation, 
development will 
conserve and enhance 
the local 
distinctiveness, sense 
of place and setting of 
the AONB whilst 
preserving the strong 
sense of remoteness, 

Located on the edge 
of Landscape 
Character Type 8: 
Lowland Mosaic and 
Landscape Character 
Area 8A: Hermitage 
Wooded Commons, as 
set out in the North 
Wessex Downs AONB 
Integrated Landscape 
Character Assessment 
2002.  
 
Located on the very 
edge of both the 
AONB and LCA8A. 
Surrounding woodland 
to the west and north 
of the Site physically 
and visually contains 
both the Site, and the 
adjoining settlement 
of Reading from the 
wider landscape to the 
west and north. 
Therefore, combined 
with the partly 

Not visually 
prominent. Whilst on 
elevated rising land 
on the eastern edge 
of the North Wessex 
Downs AONB, 
substantial woodland 
visually encloses the 
Site to the north and 
west, such that the 
Site and existing 
development on it, is 
screened from the 
wider North Wessex 
Downs AONB 

The Site is located on 
the western edge of 
Tilehurst, part of the 
western edge of 
Reading, directly to 
the north of Little 
Heath Road and to 
the west of Sulham 
Hill. 
 
The Site is partly 
developed, and is set 
to the immediate 
north and north-west 
of Little Heath 
residential area, to 
the immediate west 
of the recently 
constructed 
residential 
development, The 
Ridings, Chapel Hill, 
Clements Mead, with 
scattered existing 
residential 
development on the 
western side of Little 

Possible potential for 
housing on Site TIL 
18, supported by more 
detailed landscape 
and visual appraisal 
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National Path and the 
adjoining North 
Wessex Downs AONB 
will be protected and 
enhanced as a 
resource for the local 
population and for 
green tourism. 

tranquillity and dark 
night skies, 
particularly on the 
open downland. 
Development will 
respect identified 
landscape features 
and components of 
natural beauty. 

developed nature of 
the Site, and the 
recent residential 
development to the 
north-east, the Site, 
and the immediate 
locality, is more 
influenced by 
development than 
characteristic of the 
wider landscape.   

Heath Road, to the 
south of the Site.  
Therefore the Site 
relates well to the 
existing settlement 
edge  

 
NORTH WESSEX DOWNS AONB MANAGEMENT PLAN 2019 – 2024 
 
Vision: 
 
“Vast, dramatic, undeveloped and distinct chalk downlands with nationally significant areas of semi-natural chalk grassland, 
contrasting with well-wooded plateaux, arable lands and intimate and secluded valleys, all rich in wildlife and cultural 
heritage; a high quality landscape of national and international significance which persists in increasingly urbanised 
surroundings; where people live, work and relax; where visitors are welcomed and contribute to a vibrant rural economy; and 
access to which supports the health and wellbeing of local residents and visitors alike.” 
 
Special Qualities: 
 

• Landscape  
• Rural Land Management 
• Biodiversity 
• Historic Environment 
• Natural Resources 
• Development 
• Communities 
• Tourism, Leisure and Access   
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NORTH WESSEX DOWNS AONB INTEGRATED LANDSCAPE CHARACTER ASSESSMENT 2002: 
Landscape Character Type 8: Lowland Mosaic and Landscape Character Area 8a Hermitage and Wooded Commons 
 
Key Characteristics: 

• Broad undulating plateau 
• Intricate mosaic of woodland, pasture and small areas of remnant heathland 
• Large interconnected woodland blocks 
• Strong hedgerow pattern with mature trees 
• Enclosed and intimate character 
• Small irregular fields of informal and piecemeal enclosures 
• Intricate network of rural lanes, many sunken and overhung with woodland 
• Historic parkland 
• Ancient and semi-natural woodland 

 
Landscape 
Character 
Area   
 

Site  Landscape 
Character 
Type 

Key Characteristics  Key Issues 

8A Hermitage 
and Wooded 
Commons 

Eastern 
Urban 
Area 
TIL 18: 
Hall 
Place 
Farm 

8: Lowland 
Mosaic 

• Lowland area at the base of the chalk dipslope, underlain 
by clays, silts, sands and gravels of the Reading and 
Bagshot Beds and London Clay, giving rise to nutrient poor, 
often acidic, soils;  

• A broad undulating plateau falling towards the Kennet 
Valley to the south east and dissected by River Pang;  

• Variable land cover forming an intricate mosaic of 
woodland, pasture and small areas of remnant heathland. 
Some more open areas of arable land can be found on the 
slopes that drop to the Pang Valley and to the south east 
near Beenham;  

• Large, interconnected woodland blocks and strong 
hedgerow pattern with mature trees restrict views and 
create an enclosed and intimate character. Low wooded 
horizons are a feature;  

• Numerous semi-natural woodlands of ancient origin, with 
some large commercial plantations. Wooded commons and 
small areas of remnant heath are a distinctive element;  

• Decline in the extent of heathland 
vegetation through conversion to forestry or 
lack of management leading to scrub 
invasion and development of woodland; 

• Lack of appropriate management of 
woodlands particularly ancient and semi-
natural woodlands formerly managed by 
coppicing and areas of wood pasture; 

• Loss of hedgerows boundaries and mature 
hedgerow trees, plus poor management of 
remaining hedgerows; 

• Localised intrusion of road infrastructure 
with the M4 cutting through the area with 
visual and noise impacts; increased traffic 
on the lane network (rat runs from main 
routes) and improvements to the lanes 
including kerbing, widening, signing and 
visibility splays which, in places create a 
more ‘urban’ character and are particularly 
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• Many features of biodiversity interest including heathland, 
dry and wet woodland, bog and areas of wet meadow;  

• Dominated by small irregular fields of informal and 
piecemeal enclosures, of medieval and post-medieval date 
with some larger, more regular and straight edged, formal 
Parliamentary enclosure on flatter terrain in the south-east 
and west;  

• Dispersed pattern of settlement characteristic of 
encroachment into areas of common and woodland. 
Includes large nucleated villages, lines of estate cottages, 
loose roadside settlements as well as many dispersed 
farmsteads and residential country houses;  

• Intricate network of rural lanes, many sunken and 
overhung by woodland plus more intrusive road 
infrastructure;  

• Historic parkland based on medieval deer parks and manor 
houses with associated ornamental parklands with 
gardens, rides and plantings are a particular feature.  

 

damaging to the character of the sunken 
lanes; 

• comparative accessibility resulting in 
development pressures, particularly for new 
residential development including 
suburbanising influence of built 
development (e.g. fencing, lighting and 
paddocks); 

• Loss of tranquillity. 
 

 
Summary 

Key Characteristics 

The Site exhibits the key characteristics to a limited extent insofar as it is located on the broad plateau on the eastern extent of the LCA 8A Hermitage and 
Wooded Commons, to the east of a large, interconnected woodland block, and set within a strong hedgerow pattern with mature trees which restrict views 
and create an enclosed character, surrounding and enclosing the Site.  Ancient woodland immediately adjoins the Site.  Potential development could be 
accommodated on the Site, replacing in part the existing development on the Site, within the existing landscape framework with very limited effect the key 
characteristics of LCA 8A Hermitage Wooded Commons.  

Key Issues 

Potential development on the Site would be set back from, and allow for a buffer to, the adjoining Ancient Woodland; and loss of boundary vegetation would 
be limited, with the opportunity to supplement and enhance the retained boundary vegetation. The Site is partly developed, any additional access would be 
carefully considered to limit further urbanisation.  It is located on the very edge of the AONB, in an area already subject to a high level of urbanising influence, 
from adjoining residential development and the existing equestrian development, paddocks and associated fencing and lighting on the Site; and with more 
limited tranquillity and remoteness than is characteristic of the wider LCA 8A Hermitage Wooded Commons.  
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LANDSCAPE SENSITVITY/CAPACITY ASSESSMENT TO SUPPORT POTENTIAL ALLOCATION OF HALL PLACE FARM, 
SITE TIL 18 FOR HOUSING 

REPRESENTATIONS TO WEST BERKSHIRE REGULATION 18 CONSULTATION DRAFT OF THE LOCAL PLAN 
PHASE 2 ASSESSMENT SUMMARY 

 
Landscape Sensitivity/Capacity Assessment: Phase 2 
 
With reference to: 
Landscape Sensitivity Study: West of Reading, 2009 
West Berkshire Landscape Character Assessment, 2019 
 
Site Description 

Site TIL 18, within the Eastern Urban Area, is located to the immediate west of Reading.  The Site is located on the western edge of Tilehurst, part of the 
western edge of Reading, directly to the north of Little Heath Road and to the west of Sulham Hill, outwith but immediately adjoining the settlement boundary 
of Reading. (Refer to Figure 1: Site Context Plan). 

The Site is located on the very eastern edge of the North Wessex Downs Area of Outstanding Natural Beauty (AONB), which extends to the west from 
Reading and north to the River Thames.   

Part of the Site is developed, comprising an existing equestrian centre with associated barns, stables, shop, car parking, and all-weather mènage and arenas, 
and associated lighting; and an existing residential property, Hall Place Farmhouse, within its eastern part.  The western and northern parts comprise relatively 
level grazed paddocks. (Refer to Figure 2: Site Appraisal Plan). 

The Site is located in Local Landscape Character Area LLCA 13E Little Heath Gravel Plateau, as identified in the Landscape Sensitivity Study 2009 and 
Landscape Character Area LCA WC2: Sulham Elevated Wooded Chalk with Slopes, as identified in the West Berkshire Landscape Character Assessment 2019. 
(Refer to Figure 3: Landscape Character Plan) 

  



Landscape and Visual Appraisal       Landscape Sensitivity Assessment 

28776/LP2/A5                                                    Page 27                                                                      February 2021 

Landscape Sensitivity Study: West Reading 2009:  
Local Landscape Character Area (LLCA) 13E: Little Heath Gravel Plateau 
 
Little Heath Gravel Plateau is characterised by its pattern of small pasture fields, copses and mixed types of development in the plateau top. 
 
LLCA13E: Little Heath Gravel Plateau have an overall sensitivity of medium to low .  
 
LLCA13E: Little Heath Gravel Plateau is characterised by its pattern of small pasture fields, copses and mixed types of development in the plateau top. The 
key elements of landscape sensitivity are:  

• Pattern of small fields of pasture with copses  
• Hedgerows and lines of trees  
• Listed Late 16th century farmhouse at Hall Place, and 17th century Kiln Cottage  
• Good public access  
• Value of woodland habitat links with adjacent woodlands on the escarpment  

 
Other landscape sensitivity interests are:  

• Plateau top to escarpment  
• Scattered mixed development broken up by small open areas  
• Good level of visual enclosure  
• Mostly low to medium historic landscape sensitivity  
• Recreational provision  
• Medium to low biodiversity  

 
Wider landscape: LLCA2I Upper Sulham Dipslopes has a distinct landscape pattern which differs from the wider plateau and escarpment landscape of 
large fields and woodland blocks. Views are generally contained by the adjacent woodland.  
 

Setting to the urban form: LLCA2I: Upper Sulham Dipslopes influenced by its close proximity to Little Heath, resulting in fragmentation and domestic land 
uses. A thin belt of trees and hedgerows separates the settlement from the LLCA.  
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Relationship with Adjacent Settlement  
 
• On elevated plateau adjoining the western edge of Reading, at the same elevation as the adjoining settlement of Tilehurst and Little Heath 

(Refer to Figure 4: Topographical Features Plan) 
• Located to the immediate north and north-west of Little Heath residential area, to the immediate west of the recently constructed residential development, 

The Ridings, Chapel Hill, Clements Mead.  The wider settlement of Reading lies to the east and south of the   
• Located on the western side of Little Heath Road, along with other scattered residential development along the length of Little Heath Road to the south 

of the Site 
• Influence of the western edge of Reading, such as Tilehurst and Little Heath, and including the Site and other scattered development along the western 

side of Little Heath Road, is limited to the immediate locality, by the substantial woodland that runs north-south through LCA WC2: Sulham Elevated 
Wooded Chalk with Slopes, on the edge of the western edge of the elevated plateau, and the substantial woodland to the north of the Site (Refer to 
Figure 4: Topographical Features Plan)  

• Relates well to, and is set within, the settlement edge of Little Heath and Tilehurst and the western edge of Reading, with the existing context influenced 
by the existing surrounding development of Tilehurst and Little Heath which lie to the north east, east, south east, south, and south west of the Site, with 
a settled fringe context that encompasses the Site and the surrounding area. The Site and its immediate surroundings are, therefore, settled in character, 
and reflect the existing settlement characteristics of the Little Heath Gravel Plateau which is described mixed types of development along the plateau top 
at the western edge of Tilehurst.  
  

Relationship with adjacent wider countryside 
 
• Located in North Wessex Downs AONB; but being located on the very eastern edge of the North Wessex Downs AONB, it immediately adjoins, and is 

influenced by, the settlement of Reading, and is in a landscape character type which is recognised as being densely settled with a rising population due 
to the proximity and accessibility to Reading.  Unlike other areas of the AONB, the Site does not exhibit a sense of remoteness or tranquillity, adjoining 
Tilehurst and Little Heath; and being lit, there is a reduced appreciation of dark skies.   

• Interconnected woodland blocks and strong hedgerows surrounding the Site to the north and west, which are characteristic of the immediately surrounding 
landscape, in combination with the topography of the level plateau and the sloping valley sides, restrict views and create an enclosed character to the 
Site, and physically and visually separate it from the countryside, and adjoining LLCA2I Upper Sulham Dipslopes, and the wider North Wessex Downs 
AONB, to the west.   
 

Impact on key landscape characteristics 
 
• Potential development would be accommodated within the boundaries of the Site, on the plateau, without alteration to the existing field pattern 
• Existing boundary vegetation, such as hedgerows and trees would be retained and enhanced (Refer to Figure 6: Landscape and Visual Opportunities and 

Constraints Plan) 
• Listed Hall Place Farmhouse would be retained, along with its immediate grounds, within any potential development; with removal of the all- weather 

mènage and arena being removed, and replaced with domestic scale development set within amongst further retained red brick barns (Refer to Figure 
6: Landscape and Visual Opportunities and Constraints Plan) 

• Kiln Cottage is located to the south west of the Site 
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• Existing PROW TIL/7/1, which forms part of the Berkshire Circular Route, runs along, but outside, the south-western boundary of the Site; this would be 
retained, with the adjoining boundary vegetation enhanced, and any proposed development set back from the route to provide a buffer to the PROW 
(Refer to Figure 6: Landscape and Visual Opportunities and Constraints Plan) 

• Ancient Woodland adjoins the northern boundary of the Site, which would be retained, with development set back from, and allowing for a buffer to, the 
adjoining Ancient Woodland (Refer to Figure 6: Landscape and Visual Opportunities and Constraints Plan)  

• Potential development would be set within a landscape framework, which would contribute to the existing network of vegetation, and provide 
multifunctional open space and habitat enhancement  

• Key historic features would be retained, with potential to enhance their immediate setting 
• Existing PROWs would be retained, with potential development linking into the existing PROW network to the north and west, with the wider network 

unaffected 
 

Impact on key visual characteristics 
 
• Existing level of enclosure provided by existing boundary vegetation would be retained and enhanced, which combined with the substantial woodland to 

the west and north of the Site, much of which is Ancient Woodland, would also maintain the limited visibility of the Site and existing development, and 
any potential development on it 

 
Impact on key settlement characteristics 
 
• In keeping with pattern of development on the plateau 
• Immediately adjoining residential development to the north-east, east and south-east, with scattered residential development on the westen side of Little 

Heath Road to the south 
• Settlement edge would be well contained by woodland 
Summary of compliance with NPPF 
 
Potential development could be successfully accommodated within the Site, being set within a strong landscape framework, based on the existing retained 
boundary vegetation, and supplemented and enhanced with reference to the guidance in the relevant landscape character assessments, and in accordance 
with landscape policy, providing important measures to conserve and enhance the natural beauty and special qualities of the AONB 
 
Recommendations 
 
The site is recommended for further consideration as a potential housing site, subject to consideration of the following: 
• Retention and enhancement of boundary vegetation 
• Consideration of Hall Place Farm and Kiln Cottage Listed Buildings  
• Provision of buffer to Ancient Woodland 
• Provision of buffer to PROW/Tile/7/1 
• A full detailed landscape and visual impact assessment will be required to inform the final capacity of the Site 
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LCA WC2: Sulham Elevated Wooded Chalk with Slopes  
 
Summary Description 
“This small area on the western edge of Reading has an undulating chalk topography with a steep slope dropping from the east to the west of the area. The 
slope is densely wooded, while on flatter ground there is extensive arable agriculture with larger fields; elsewhere smaller pasture fields remain. The area is 
sparsely settled, with the small village of Sulham and scattered farms. An out of town retail centre is located adjacent to the M4 and A4 at the southern edge 
of the character area. Where the ground is elevated it provides extensive views, but overall the wooded character make it feel enclosed.” 
 
 
Key Characteristics of Landscape Character Area WC2: Sulham Elevated Wooded Chalk with Slopes  
 
1) Steeply sloping landform, underlain by upper chalk geology 
 
The area is characterised by a steep slope running north-south, with more elevated land in the east. Elsewhere, the landform 
is gently undulating. The geology of the area is upper chalk, overlain in parts by Reading beds and London clay.” 
 
The Site is located on the more elevated flatter land to the east, to the west of the densely steep slope running north to south. (Refer to Figure 4: 
Topographical Features Plan) 
 
2) Land use is primarily mixed farmland and woodland, with some historic parkland 
 
Arable farming has created larger fields, with occasional smaller fields retained as pasture. A large band of interconnected 
mixed woodland runs in a broad dense strip along the steeper ground. Some woodlands are commercially managed conifer 
plantations. Field origins are medieval or post-medieval assarting of woodland; creating enclosed irregular pasture or arable 
fields. In the west of the character area field amalgamation has created larger fields. Purley Park introduces a historic estate 
character in the west of the area. 
 
Much of the Site is developed, comprising an existing equestrian centre with associated barns, stables, shop, car parking, and all-weather mènage and arenas, 
and associated lighting; and an existing residential property, Hall Place Farmhouse, within its eastern part.  The western and northern parts comprise relatively 
level grazed paddocks. (Refer to Figure 2: Site Appraisal Plan)  
The Site is enclosed by substantial vegetation along the northern, western and southern boundaries, which visually and physically separates the Site from 
the wider North Wessex Downs AONB landscape to the north and west of the Site.  Therefore, whilst the remnant field structure is partially evident, the Site 
does not exhibit any farmland, woodland or parkland.  
 
3) Semi-natural grassland and woodland along the ridgeline contribute to natural character 
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Woodland concentrated along the central ridge slope includes areas of ancient semi-natural woodland, a number of which are 
designated as Local Wildlife Sites. Within the farmed landscape there are areas of lowland calcareous grassland. The network 
of hedgerows and occasional in-field ponds also contribute to the natural character of the area. 
 
The woodland concentrated on the central ridge slope, along with substantial woodland to the immediate north and west of Site physically and visually 
contain the Site from the wider landscape to the west and north, with the settlement of Reading to the immediate south and east.  Combined with the partly 
developed character of the Site, including the predominantly equestrian use of the Site, the natural character of the Site is more limited, than characteristic 
of the wider LCA WC2.  
 
4) Time-depth given by the estate landscape of Purley Park and historic farms 
 
The estate at Purley Park Registered Park and Garden (Grade II*) is an 18th century formal landscape park which contains a 
number of Listed Buildings. Elsewhere, there is a scattering of historic farm buildings constructed in a traditional vernacular, 
a number of which are Listed Buildings. 
 
The Site comprises Hall Place Farm, a collection of former historic farm buildings, of which Hall Place Farmhouse is Grade II Listed, with Kiln Cottage, 100m 
to the south west of the Site also Grade II Listed. 
However, there is potential for proposals for the Site to retain the Hall Place Farmhouse Listed Building, along with its grounds, which could be enhanced by 
the removal of the all-weather mènage and arena, providing an improved setting to the Listed Building. There is also the potential for several existing red 
brick barns to also be retained and incorporated into the any potential development. (Refer to Figure 6: Landscape and Visual Opportunities and Constraints 
Plan). 
 
5) Sparsely settled with scattered farms and houses and the village of Sulham 
 
Settlement is limited to the village of Sulham which is nucleated around a flint church, manor houses (including the Grade 
II* Purley Hall) and scattered historic farms. Red brick is the principle building material here. Surrounding the east of the 
character area are the outskirts of Reading and Purley on Thames, which sometimes encroach into the area including. There 
is an out of town retail and employment area at the Calcot M4/A4 junction. 
 
The historic buildings on the Site are of the characteristic red brick, the majority of which would be retained.  However. the Site is located on the immediate 
western edge of Tilehurst, part of the western edge of Reading, directly to the north of Little Heath Road and to the west of Sulham Hill, outwith but 
immediately adjoining the settlement boundary of Reading.   
The Site relates strongly to, and is set within, the settlement edge of Tilehurst, which adjoins the Site on its eastern and southern boundaries, with recently 
constructed residential development at The Ridings to the immediate east of the Site, and residential development at Little Heath, located to the immediate 
south and south west of the Site. Existing residential development is also scattered along the western side of Little Heath Road, along within the development 
on the Site.  However, this is prevented from encroaching into the wider countryside to the west by the substantial woodland running north-south through 
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LCA WC2: Sulham Elevated Wooded Chalk with Slopes, along with further substantial woodland on elevated land to the immediate west and north of the 
Site. 
The context of the Site is therefore influenced by the existing surrounding development of Tilehurst which lies to the north east, east, south east, south, and 
south west of the Site, to a much greater extent than the wider LCA WC2. The Site and its immediate surroundings are, therefore, settled in character.  
 
6) Access via occasional rural lanes and a dense network of public rights of way 
 
Roads are limited to occasional rural lanes which cross the character area. A good network of footpaths and bridleways 
provide access, many of which are based historic routes and form part of the Berkshire Circular Routes. The M4 runs along 
the south west of the character area and introduces movement and noise. 
 
The Site is located immediately adjoining Little Heath Road which is on the western edge of the settlement Reading, and on the edge of LCA WC2 and, 
therefore in comparison, is located on a more urbanised road within the LCA WC2 than is characteristic of the rural lane network.  The Site also fronts onto 
Sulham Hill; however, the lane in this location is characterised by the Hall Place Farm Equestrian Centre and associated buildings, and the recently constructed 
residential development, The Ridings, which front directly onto the lane to the south-west and north-east respectively.  Again, the length of Sulham Hill, in 
the immediate locality of the Site, is therefore less rural that characteristic of the wider rural lane network.   
Public Right of Way TILE/7/1 runs along the south-west boundary of the Site, which forms part of the Berkshire Circular Routes.  The south-western boundary 
of the Site is enclosed in part by a substantial hedgerow.  There is potential to supplement and enhance the boundary vegetation to increase the enclosure 
and screening provided by the boundary vegetation, and for any potential development to be set back from the PROW.   
      
7) There are expansive views from elevated areas, although woodland can create a sense of enclosure 
 
Extensive views are experienced from some vantage points and are particularly prominent from the western edge of Sulham 
Wood, which looks out over the Pang Valley. Other areas have a sense of enclosure due to the densely wooded character. The 
wooded skylines are prominent above the adjacent valley landscapes. There are views north across the Thames to prominent 
ridges including Boze Down. 
 
From the network of Public Rights of Way to the west of the Site, within the AONB, substantial tall and dense hedgerows and lines of trees form strong field 
boundaries, which contain and shorten views in combination with the generally flat topography of the elevated plateau; as a result, there are limited locations 
from which the potential development on the Site would be visible. There is the potential to incorporate supplementary boundary landscaping along the 
western edge of the Site which would further reduce and filter visibility potential development throughout the year, where visible.   
From the sloping valley sides to the north and west of the Site, within the North Wessex Downs AONB, the strong layers of vegetation and gently sloping 
topography continue to combine to restrict and obscure views of the Site and limit views of the Site and potential development on it. 
There are no expansive views to or from the Site.  The immediate locality of the Site has a wooded enclosed character, with limited intervisibility with the 
North Wessex AONB to the west of the Site, such that the Site which could successfully accommodate residential development, with very limited visual effect. 
 
8) Strong rural character despite close proximity of urban development 
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An aesthetically pleasing rural landscape with a strong sense of tranquillity, although there can be urban fringe influences 
immediately adjacent to the urban edge or major infrastructure including the M4 
 
The Site is on the very edge of LCA WC2 immediately adjoining existing residential development on the north eastern and south eastern boundaries, with 
the substantial swathe of settlement of Tilehurst, Little Heath and Reading to the north, east and south.  The Site is therefore in a location where urban 
influences are significantly more prevalent than most locations within the wider LCA WC2 to the further west of Reading. 
  
Valued Features and Qualities 
 
1) Part of the nationally designated landscape of the North Wessex Downs AONB. 
 
The majority of this character area forms part of the nationally designated landscape of North Wessex Downs AONB. Special qualities of 
the landscape which underpin the designation include the presence of country houses and landscaped parks and gardens, broadleaved 
woodland and wood pasture habitat and a sense of remoteness and tranquillity 
 
The Site forms a very small part of the wider North Wessex Downs AONB, on the very edge of the AONB; on the immediate edge of Tilehurst/Little 
Heath/Reading, with adjoining residential development to the north-east and east, with the wider settlement extending to the north-east, east, south and 
south-west.  Combined with the existing development on the Site, particularly that related to the equestrian centre, the Site is located in an are of the AONB 
already subject to urban influences, and does include features such as landscape parkland, wood pasture habitat and has a reduced sense of remoteness 
and tranquillity.  
   
2) Strong wooded character, including ancient woodland 
 
The dense woodland along the ridge includes many areas of woodland which are designated as Local W ildlife Sites for their conservation 
value. The wooded skylines of the ridge provide a setting and prominent backdrop to settlements w ithin the adjacent Pang Valley, including 
the village of Sulham. 
 
The dense wood along the central ridge through LCA WC2 assists in containing the western edge Reading, and preventing the settlement encroaching further 
west into the Pang Valley and the wider North Wessex Downs AONB.  The wooded skyline visible from and containing the Pang Valley would be maintained, 
continuing to screen both the western edge of Reading and any potential development on the Site.  
 
3) Valued area for recreation 
 
Extensive public rights of way connect the landscape to nearby centres of population, providing opportunities for informal recreation. 
These include the Berkshire Circular Routes trail. 
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Public Right of Way TILE/7/1 runs along the south-west boundary of the Site, which forms part of the Berkshire Circular Routes.  The south-western boundary 
of the Site is enclosed in part by a substantial hedgerow.  There is potential to supplement and enhance the boundary vegetation to increase the enclosure 
and screening provided by the boundary vegetation, and for any potential development to be set back from the PROW. 
 
4) Strong rural character and sense of tranquillity and wooded setting 
 
This is especially valued given the close prox imity of the urban edges of Reading. The sense of enclosure provided by the frequent woodland 
and the w inding rural lanes which cross the landscape result in the perception of the area being far removed from the nearby urban 
environment. The wooded slopes provide an important setting to the w ider urban area help integrate Reading w ithin its landscape context. 
 
The location of the Site on the immediate edge of Reading results in a significantly reduced sense of remoteness and tranquillity, being both located on Little 
Heath Road, one of the busier and more urbanised roads within the LCA WC2, and with surrounding residential development visible in the immediately vicinity 
of the Site, on both sides of Little Heath Road and with the recently constructed residential development of The Ridings, to the north-east, on Sulham Hill.   
The substantial woodland to the west and the north of the Site contain not only the Site, but the western edge of Tilehurst/Little Heath/Reading.  Once west 
of this woodland, the landscape has a much greater sense of rural character, remoteness and tranquillity. 
    
5) Historic features including park land 
 
Historic features in the landscape contribute to the sense of time-depth experienced in this area. The designed park land of Purley Hall 
originates from the early 18th century and introduces a historic estate character to the landscape. Fields are generally medieval in origin, 
although many have been modified to accommodate modern agriculture, diluting historic field patterns. 
 
The Site does not exhibit any parkland feature.  The existing field pattern would be largely retained and form the framework within which to accommodate 
potential development. 
 
6) Extensive views from vantage points 
 
Where woodland cover allows, there is inter-visibility w ith other areas of high ground w ithin the AONB including Boze Down to the north 
 
There are no expansive views to or from the Site.  The immediate locality of the Site has a wooded enclosed character, with limited intervisibility with the 
North Wessex AONB to the west of the Site, such that the Site which could successfully accommodate residential development, with very limited visual effect. 
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Relationship with Adjacent Settlement  
 
• On elevated plateau adjoining the western edge of Reading, at the same elevation as the adjoining settlement of Tilehurst and Little Heath 

(Refer to Figure 2: Topographical Features Plan) 
• Located to the immediate north and north-west of Little Heath residential area, to the immediate west of the recently constructed residential development, 

The Ridings, Chapel Hill, Clements Mead.  The wider settlement of Reading lies to the east and south of the Site and the existing residential development 
characterises the settled fringe context that encompasses the Site and the surrounding area.   

• Located on the western side of Little Heath Road, along with other scattered residential development along the length of Little Heath Road to the south 
of the Site 

• Influence of the western edge of Reading, such as Tilehurst and Little Heath, and including the Site and other scattered development along the western 
side of Little Heath Road, is limited to the immediate locality, by the substantial woodland that runs north-south through LCA WC2: Sulham Elevated 
Wooded Chalk with Slopes, on the edge of the western edge of the elevated plateau, and the substantial woodland to the north of the Site (Refer to 
Figure 2: Topographical Features Plan)  

• Relates well to the existing immediately adjacent settlement. 
 
Relationship with adjacent wider countryside 
 
• The context of the Site is influenced by the existing surrounding development of Tilehurst and Little Heath which lie to the north east, east, south east, 

south, and south west of the Site. The Site and its immediate surroundings are, therefore, settled in character, which combined with the partly developed 
character of the Site, including the predominantly equestrian use of the Site, the natural character of the Site is more limited, than characteristic of the 
wider LCA WC2. 

• Whilst the Site lies on the very edge, but within, the North Wessex Downs Area of Outstanding Natural Beauty, there is limited intervisibility with the LCA 
WC2: Sulham Elevated Wooded Chalk with Slopes to the north and west of the Site, the North Wessex Downs AONB landscape to the west of the Site, 
due to the substantial woodland vegetation that encloses the Site to the north and west, and visually and physically separates the Site from the countryside 
beyond. Once west of this woodland, the landscape has a much greater sense of rural character, remoteness and tranquillity. 
 

Impact on key landscape characteristics 
 
• Impact on Key Characteristics of Landscape Character Area WC2 set out above 1) to 8) 
• Valued Features and Qualities set out above 1) to 6) 
  
Impact on key visual characteristics 
 
• Key Characteristics of Landscape Character Area WC2 set out above 1) to 8) 
• Valued Features and Qualities set out above 1) to 6) 
 
Impact on key settlement characteristics 
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• The Site relates strongly to, and is set within, the settlement edge of Tilehurst, which adjoins the Site on its eastern and southern boundaries, with 
recently constructed residential development at The Ridings to the immediate east of the Site, and residential development at Little Heath, located to the 
immediate south and south west of the Site. Existing residential development is also scattered along the western side of Little Heath Road, along within 
the development on the Site.  However, this is prevented from encroaching into the wider countryside to the west by the substantial woodland running 
north-south through LCA WC2: Sulham Elevated Wooded Chalk with Slopes, along with further substantial woodland on elevated land to the immediate 
west and north of the Site. 

• The context of the Site is therefore influenced by the existing surrounding development of Tilehurst which lies to the north east, east, south east, south, 
and south west of the Site, to a much greater extent than the wider LCA WC2.  

 
Summary of compliance with NPPF 
 
Potential development could be successfully accommodated within the Site, being set within a strong landscape framework, based on the existing retained 
boundary vegetation, and supplemented and enhanced with reference to the guidance in the relevant landscape character assessments, and in accordance 
with landscape policy, providing important measures to conserve and enhance the natural beauty and special qualities of the AONB 
 
Recommendations 
The site is recommended for further consideration as a potential housing site, subject to consideration of the following: 
• Retention and enhancement of boundary vegetation 
• Consideration of Hall Place Farm and Kiln Cottage Listed Buildings  
• Provision of buffer to Ancient Woodland 
• Provision of buffer to PROW/Tile/7/1 
• A full detailed landscape and visual impact assessment will be required to inform the final capacity of the Site 
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5.0 SUMMARY  

5.1 The Site, TIL 18, is located on the western edge of Tilehurst, directly to the north of Little 
Heath Road and to the west of Sulham Hill; outwith, but immediately adjoining, the 
settlement boundary of Reading. The Site is set to the immediate north of Little Heath 
residential area, and to the immediate west of The Ridings residential area. The wider 
settlement of Reading lies to the east and south of the Site, TIL 18, and the existing 
residential development characterises the settled fringe context that encompasses the Site 
and the surrounding area, and in particular the settlement characteristics of the West 
Reading LLCA 13E Little Heath Gravel Plateau, which is described mixed types of 
development along the plateau top at the western edge of Tilehurst.         

5.2 The Site, TIL 18, is partly developed, comprising an existing equestrian centre with 
associated barns, stables, shop, car parking, and all-weather ménage and arenas, and 
associated lighting, within the eastern part; and relatively level grazed paddocks to the 
western and northern parts, associated with the equestrian centre. There is one existing 
residential property within the Site at Hall Place Farmhouse, which is Grade II Listed. 

5.3 The Site, TIL 18, therefore, relates strongly to, and is set within, the settlement edge of 
Little Heath, Tilehurst and the western edge of Reading. The context of the Site is 
influenced by the existing surrounding development of Little Heath; and the Site, TIL 18, 
and its immediate surroundings are, therefore, settled in character.    

5.4 The Site, TIL 18, is enclosed and contained by dense woodland along the northern and 
north western boundaries, and by tall robust hedgerows along the western and southern 
boundaries, and is set within the wooded slopes and gravel plateau, at the urban edge of 
Tilehurst; therefore, there are limited locations from which the Site can be seen due to 
the screening provided; with the Site, and existing development on it, not visible from the 
wider North Wessex Downs AONB beyond the woodland to the north and west.     

5.5 The Site, TIL 18, provides the opportunity to sensitively accommodate residential 
development, reflecting the distribution of existing and recent residential development on 
the western edge of Tilehurst, at Little Heath, The Ridings, and Chapel Hill, and scattered 
residential development on the western side of Little Heath Road to the south; containing 
settlement within a well-wooded context related to the existing settlement edge, as is 
characteristic of the North Wessex Downs AONB LCT8: Lowland Mosaic, and within that, 
the LCA8A: Hermitage Wooded Commons; the West Berkshire LCA WC2: Sulham Elevated 
Wooded Chalk Slopes; and the West of Reading Local Landscape Character Area LLCA13E: 
Little Heath Gravel Plateau.    
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5.6 The Site, TIL 18, generally exhibits few of either the special qualities of the North Wessex 
Downs AONB; or the LCA8A: Hermitage Wooded Commons and LCA WC2: Sulham Elevated 
Wooded Chalk Slopes.   

5.7 With regard to the North Wessex Downs AONB LCA8A: Hermitage Wooded Commons, the 
Site, TIL 18, exhibits its key characteristics to a limited extent insofar as it is located on 
the broad plateau on the eastern extent of the LCA 8A Hermitage and Wooded Commons, 
to the east of a large, interconnected woodland block, and set within a strong hedgerow 
pattern with mature trees which restrict views and create an enclosed character, 
surrounding and enclosing the Site, TIL 18.  Potential development could be 
accommodated on the Site, replacing in part the existing development on the Site, within 
the existing landscape framework with very limited effect the key characteristics of LCA 
8A Hermitage Wooded Commons.  

5.8 Potential development on the Site, TIL 18, would be set back from, and allow for a buffer 
to, adjoining Ancient Woodland; and loss of boundary vegetation would be limited, with 
the opportunity to supplement and enhance the retained boundary vegetation. The Site, 
TIL 18, is partly developed, and is located on the very edge of the AONB, in an area 
already subject to a high level of urbanising influence, from adjoining residential 
development and the existing equestrian development, paddocks and associated fencing 
and lighting on the Site; and therefore with more limited tranquillity and remoteness than 
is characteristic of the wider LCA 8A Hermitage Wooded Commons.   

5.9 Potential development within the Site, TIL 18, would be contained within the robust 
existing and enhanced boundary vegetation and would form a strong relationship to 
existing and recent development at the edge of the settlement; and would form an 
appropriate robust and defensible extension to the settlement of Tilehurst, on the edge of 
Reading.  Whilst not outside the North Wessex AONB, being on the very eastern edge of 
the AONB, and adjoining Reading, residential development in this location would broadly 
reflect the approach promoted in the North Wessex Downs Position Statement on Housing; 
and would be in a location where the AONB is already characterised by settlement.   

5.10 The character of the North Wessex Downs AONB to the west of the Site, TIL 18, would be 
respected by enhancing the strong western boundary of the Site, TIL 18, to form a robust 
edge to the settlement of Tilehurst, and increase the physical and visual enclosure, and 
thus separation between the AONB landscape to the west, and the settled developed edge 
of Reading to the east.  

5.11 The potential development would also positively integrate into the landscape character of 
the area without affecting landscape character or important local features, with reference 
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to North Wessex AONB LCA8A: Hermitage Wooded Commons; the West Berkshire LCA 
WC2: Sulham Elevated Wooded Chalk Slopes; and the West of Reading Local Landscape 
Character Area LLCA13E: Little Heath Gravel Plateau, in line with the West Berkshire Core 
Strategy Area Delivery Plan Policy Area 5: North Wessex Downs Area of Outstanding 
Natural Beauty (AONB), with regard to the criteria that “Development will respond 
positively to the local context, and respect identified landscape features and components 
of natural beauty.”  

5.12 There is also the opportunity to respond positively to the policies for Landscape, as set 
out in the North Wessex Downs AONB Management Plan, by responding to and reflecting 
the existing characteristics of the LCA8A: Hermitage Wooded Commons; and taking 
account of the relevant management objectives. There is also the opportunity to respond 
to the policies for development; having had regard for potential landscape and visual 
impact from the outset; and through adopting a high standard of design, providing 
comprehensive landscaping and enhancing Green Infrastructure, and making reference to 
traditional building styles; and respecting the settlement pattern and distinctive character 
of the North Wessex Downs AONB.   

5.13 Both the LVIA 2018 and the Updated LVA 2021 demonstrate that when considering the 
landscape sensitivity of the Site, TIL18, and its landscape and visual context, the Site, 
TIL18, could successfully accommodate residential development that relates well to its 
settlement edge location, focussing development in an existing urban fringe/edge of town 
location, and which would be in keeping with the character of LLCA 13E Little Heath Gravel 
Plateau; whilst respecting the wider adjoining landscape; without having significant effects 
upon the character of the area, a key objective set out within the Landscape Sensitivity 
Study: West Reading.  

5.14 Residential development would therefore be successfully accommodated within the Site, 
TIL 18, being set within a strong landscape framework, based on the existing retained 
boundary vegetation, and supplemented and enhanced with reference, to the guidance in 
the relevant landscape character assessments, and in accordance with landscape policy, 
and the Site, TIL 18, should therefore be considered positively for allocation for housing, 
in the West Berkshire Regulation 18 Local Plan Draft Consultation.
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1.0 ASSESSMENT METHODOLOGY 

1.1 The assessment methodologies for the West Berkshire Landscape Sensitivity Assessment, 

2011 and the Landscape Capacity Assessment of Potential Housing Sites within and 

adjacent to the North Wessex Downs AONB, West Berkshire, July 2014, have been 

reviewed, and the approach set out below. 

West Berkshire Landscape Sensitivity Assessment, 2011 

1.2 The Assessment Methodology for the West Berkshire Landscape Sensitivity Assessment, 

2011, is set out as:  

 “Stage 1: Introduction and summary of policy and AONB 
context. 

 Stage 2: An overall assessment of each settlement and its 
setting to determine the over-riding landscape constraints 
on development: 

• I dent i f i ca t i on  o f  k ey  landscape charact er i s t i cs  o f  t he  
re l evant  landscape charact er  a reas  and  the i r  
set t lem ent s  w i th in  AONB . 

• Desk  top  assessm ent  us ing  pub l i shed  sources  
• I dent i f i ca t i on  o f  k ey  characte r i s t i cs  o f  each  set t l em ent  

and  i t s  landscape and  v i sua l  con t ex t ; 
• I dent i f i ca t i on  o f  k ey  deve lopm ent  const ra in t s . 

 Stage 3: Assessment of individual SHLAA sites: 

• S i t es  t es ted  aga ins t  f i nd ings  in  S tage 2 ; 
• S i t e v i s i t  t o  SHLAA  s i t es ; 
• B r i ef  sum m ary  o f  landscape im pact  o f  each  SHLAA ; 
• B r i ef  sum m ary  o f  v i sua l  im pact  o f  each  SHLAA; 
• B r i ef  sum m ary  o f  im pact  o f  each  SHLAA  on  set t lem ent  

pa t t ern ; 
• Rev iew  of  poten t ia l  cum u la t i ve  ef fect ; 
• Com pl iance w i th  P P S7  pa rag raph  21 ; 
• Recom m endat i ons  fo r  each  set t l em ent : l oca t ion ; sca l e  

o f  deve lopm ent ; and des ign  im p l i ca t ions . 

 Stage 4: Summary conclusion.” 

1.3 The methodology provides the following commentary on Policy Context, makng reference 

to the West Berkshire Core Strategy Area Delivery Plan Policy ADP4: Eastern Area, the 

Vision for which is stated as: 



 

 

 “The individual identities of Purley on Thames, Tilehurst and 
Calcot will be maintained and enhanced, as will the quality 
of the built environments. This area will have a close 
functional relationship with the Reading area and will benefit 
from the facilities and services that Reading offers. … 

 The high quality landscape and environmental assets in this 
part of West Berkshire, which includes the Thames National 
Path and the adjoining North Wessex Downs AONB will be 
protected and enhanced as a resource for the local 
population and for green tourism.”  

1.4 The methodology then goes on make reference to the West Berkshire Core Strategy Area 

Delivery Plan Policy ADP5, which stated that: 

• The N or th  W essex  Dow ns AONB  w i l l  have app ropr ia t e  
and  sens i t i v e  g row th  tha t  conserves  and  enhances  i t s  
spec ia l  l andscape qua l i t i es . 

• Recogn i s ing  t he a rea  as  a  na t i ona l  landscape 
des ignat i on , deve lopm ent  w i l l  conserve  and  enhance 
the loca l  d i s t i nc t iv eness , sense  o f  p lace  and set t ing  o f  
t he  AONB  w h i l s t  p reserv ing  the  s t rong  sense  o f  
rem oteness , t ranqu i l l i t y  and dark  n igh t  sk ies , 
par t i cu la r ly  on  the  open  dow n land. Deve lopm ent  w i l l  
respect  iden t i f i ed  l andscape fea tu res  and  com ponent s  
o f  na tu ra l  beauty . 

1.5 With regard for the potential for the AONB to accommodate future housing development, 

the methodology notes that “ i t  i s  an  over - r i d ing  p r in c ip le  tha t  any  deve lopm ent  
w i th in  the Nor th  W essex  Dow ns shou ld  not  r esu l t  in  ha rm  t o  the spec ia l  qua l i t i es  
and  natu ra l  beauty  o f  t he  AONB . M a jor  deve lopm ent  shou ld  not  t ak e  p lace  i n  the  
AONB , ex cept  i n  ex cept iona l  c i r cum stances ” . 

1.6 The methodology then refers to the North Wessex Downs AONB Management Plan 2010, 

which sets out the defining special features of the AONB as: 

 “Vast, dramatic, undeveloped and locally distinct chalk 
downlands with extensive areas of semi-natural chalk 
grassland, contrasting with well wooded plateaux, arable 
lands and intimate and secluded valleys, all rich in 
biodiversity and cultural heritage; a national landscape that 
stands apart from the increasing urban pressures that 
surround it; where people live, work and relax; and where 
visitors are welcomed and contribute to a vibrant rural 
economy.” 

1.7 This remains relevant, although the North Wessex Downs AONB Management Plan (2019 

– 2024) has been expanded, as set out later. 



 

 

1.8 The methodology then notes that “ the Nor th  W essex  Dow ns i s  a  v i s i b ly  anc i en t  
landscape of  grea t  d ivers i t y . The  a rea  i s  d iv i ded  i n to  e igh t  landscape t ypes  w h ich  
ref l ec t  t h i s  d ivers i t y ” , which are defined in the North Wessex Downs AONB Integrated 
Landscape Character Assessment 2002.  

1.9 The Site falls within the Lowland Mosaic Landscape Character Types and, more specifically, 

Landscape Character Area (LCA) 8A: Heritage Wooded Commons, the latter of which sets 

out the local distinctiveness and special landscape qualities relevant to the LCA. 

1.10 The methodology sets out the key qualities and issues which relate to development around 

settlements within the North Wessex Downs AONB, as identified in the North Wessex 

Downs AONB Management Plan at the time, which are: 

 “Special qualities 

• The sense o f  r em oteness  and t ranqu i l l i t y . 
• A l l  l andscapes  sens i t i ve  t o  change. 
• Dis t inc t iv e and  anc ien t  set t l em ent  pa t t erns . 
• Arch i t ectu ra l  s t y l es  vary  th roughout  the AONB , 

dependent  on  ava i lab i l i t y  o f  bu i l d ing  m ater i a l s . 
• The bu i l t  env i ronm en t  fo rm s  an  in t eg ra l  par t  o f  loca l  

charact er  and  d is t i nc t iveness  and  adds  t o  the  d iver s i t y  
o f  t he  AONB  landscape as  a  w ho le. 

 Key Issues 

• Unsym pathet i c  i ncrem enta l  ex pans ion  o f  t he  
set t lem ent s  o f  and  ad jacent  t o  the AON B , det ract i ng  
f rom  the  su r round ing count rys ide. 

• P oten t ia l  fo r  m ajor  deve lopm ent  t o  in t rude  on to  open  
dow n land, inc lud ing  m ast s , py lons , m ajor  w ind t u rb ine  
deve lopm ent s , and  m inera l  ex t ract i on  and  w ast e  
m anagem ent , t h rea ten ing  the  senses  o f  rem oteness  and  
t ranqu i l l i t y . 

• The fu tu re use o f  redundant  ‘b row n f i e l d ’  s i t es  w i th in  
the  AONB , espec ia l l y  r edundant  a i r f i e ld s  and  m i l i t a ry  
s i t es  (as  a t  W rought on) , and  t he  im pact  upon  
landscape. 

• Lack  o f  k now ledge about  the bounda r i es  o f  t he cu r ren t  
poo ls  o f  t ranqu i l l i t y  and  dark  n igh t  sk i es  w i t h in  the  
AONB  and  the im p l i ca t ions  o f  l i gh t  sp i l l age  f rom  
deve lopm ent  i n  and a round the  AONB .”  

1.11 The Assessment Methodology for the West Berkshire Landscape Sensitivity Assessment, 
2011, then considers the extent to which each site conserves the special qualities and 

addresses the key issues, as well as those specific to the relevant LCA, which for the Site 

is LCA 8A: Hermitage Wooded Commons.   



 

 

1.12 However, as noted, no sites considered were located on the edge of Reading, with the 

sites considered located on the edges of the following settlements:  

• Rural Service Area: Hungerford  

• Rural Service Area: Lambourn 

• Rural Service Area: Pangbourne  

• Service Village: Hermitage  

• Service Village: Compton  

• Service Village: Kintbury  

• Service Village: Chieveley  

• Service Village: Great Shefford  

• Service Village: Bradfield Southend  

1.13 Within the West Berkshire Landscape Sensitivity Assessment, 2011, the most relevant site 

assessments are those which fall within LCA 8A: Hermitage Wooded Commons; however, 

these are sites which were located around Hermitage, which is over 13km from the edge 

of Reading, and has a very different settlement character, being a service village set well 

within the North Wessex Downs AONB, unlike the Site which immediately adjoins Tilehurst, 

part of the extensive settlement town of Reading.  However, the key landscape and visual 
characteristics, predominantly based on the ANOB Character Areas, are set out as below, 

with those relevant to the Site TIL 18, and its immediate locality, underlined:  

 “Key landscape characteristics 

• B road  undu la t i ng  p la t eau  
• I n t r i ca te  m osa ic  o f  w ood land , pastu re  and  sm a l l  a reas  

o f  rem nant  heath land  
• Large  i n te rconnect ed  w ood land b lock s  
• St rong hedgerow  pat t ern  w i th  m ature t r ees  
• Enc losed  and  in t im at e  cha racter  
• Sm al l  i r regu la r  f i e l ds  o f  in form a l  and  p iecem ea l  

enc losures  
• I n t r i ca te netw ork  o f  ru ra l  lanes , m any  sunk en  and  

overhung  w i t h  w ood land  
• His t or i c  park land  
• Anc ien t  and sem i-na t u ra l  w ood land”  

Landscape Capacity Assessment of Potential Housing Sites within and adjacent to the North 
Wessex Downs AONB, West Berkshire, July 2014 

1.14 The Landscape Capacity Assessment examines the potential landscape impact of a number 

of potential housing sites that fall within and adjacent to the North Wessex Downs Area of 

Outstanding Natural Beauty (AONB). The sites were identified through the West Berkshire 

Strategic Housing Land Availability Assessment (SHLAA); and includes sites in comparable 



 

 

locations to the of the Site, that is on the edges of the settlement boundary for the Eastern 

Urban Area, which includes the settlements of Calcot, Purley on Thames, Tilehurst and 

Theale. 

1.15 At Paragraph 1.4, the assessment notes that “ the m ethodo logy  used i s  t he  sam e as  
tha t  for  t he  W est  Berk sh i r e Counc i l  Landscape Sens i t i v i t y  Assessm ent  o f  t he 
P oten t ia l  I m pact  o f  t he  Sca le  and  D is t r i bu t ion  o f  Deve lopm en t  in  the  N or th  
W essex  Dow ns  AONB  tha t  w as  prepa red  fo r  W est  B erk sh i re  Counc i l  in  January 
2011 ” . 

1.16 The Landscape Capacity Assessment identifies the Key Characteristics of the LCA 8A: 

Hermitage Wooded Commons (within the LCT 8: Lowland Mosaic) as: 

• “ Low land  a rea  a t  t he  base  o f  t he cha lk  d ips l ope, 
under la in  by  c lays , s i l t s , sands  and grave ls  o f  t he  
Read ing  and  Bagshot  Beds  and  London C lay , g iv i ng  r i se  
t o  nu t r i en t  poor , o f t en  ac id ic , so i l s ; 

• A b road undu la t ing  p l a teau  fa l l i ng  tow ards  the  K ennet  
Va l l ey  t o  t he  sou th  east  and d issected  by  R i ver  P ang ; 

• Var iab le land cover  form ing  an  in t r i ca te  m osa ic  o f  
w ood land, past u re and  sm a l l  a reas  o f  r em nant  
heat h land. Som e m ore open  a reas  o f  a rab le  land  can  be  
found  on  t he  s l opes  t ha t  d rop t o  t he  P ang Va l l ey  and to  
the  sou th  east  near  B eenham ; 

• Large , i n terconnected  w ood land  b lock s  and  s t rong  
hedgerow  pat t e rn  w i th  m ature  t rees  res t r i c t  v iew s  and  
crea t e an  enc losed  and in t im ate character . Low  w ooded  
hor i zons  a re a  fea t u re ; 

• Num erous sem i -na tu ra l  w ood lands  o f  anc i en t  or i g in , 
w i th  som e la rge com m erc ia l  p l an ta t i ons . W ooded 
com m ons  and sm a l l  a reas  o f  r em nant  heat h  a re a  
d i s t i nc t iv e e l em ent ; 

• M any  fea tu res  o f  b iod ivers i t y  i n teres t  inc lud ing  
heat h land, dry  and w et  w ood land, bog  and  a reas  o f  w et  
m eadow ; 

• Dom inat ed  by  sm a l l  i r r egu la r  f ie lds  o f  i n form a l  and  
p iecem ea l  enc losures , o f  m ed ieva l  and  post -m ed ieva l  
da te w i th  som e la rger , m ore  regu la r  and s t ra igh t  edged, 
form a l  P ar l iam entary  enc losure on  f la t t er  t er ra in  in  t he  
sou th -east  and  w est ; 

• Dispersed pat t ern  o f  set t lem ent  cha racter i s t i c  o f  
enc roachm ent  i n to  a reas  o f  com m on and  w ood land. 
I nc ludes  la rge  nuc lea ted  v i l l ages , l i nes  o f  es ta t e 
cot t ages , l oose  roads ide set t l em ent s  as  w el l  as  m any  
d ispersed fa rm steads  and  res iden t ia l  count ry  houses ; 

• I n t r i ca te netw ork  o f  ru ra l  lanes , m any  sunk en  and  
overhung  by  w ood land  p lus  m ore  i n t rus ive  road  
in f ras t ructu re ; 

• His t or i c  park land  based  on  m ed ieva l  deer  pa rk s  and  
m anor  houses  w i t h  assoc ia t ed  o rnam ent a l  park lands  
w i th  ga rdens , r i des  and  p lan t i ngs  a re  a  par t i cu la r  
fea tu re.”  



 

 

1.17 The Landscape Capacity Assessment sets out the Key issues for the LCA 8A: Hermitage 

Wooded Commons as: 

• Dec l ine in  the ex t en t  o f  heat h land  vegeta t i on  th rough  
convers i on  t o  fores t ry  or  lack  o f  m anagem en t  lead ing t o  
scrub in vas ion  and  deve lopm ent  o f  w ood land; 

• Lack  o f  appropr ia t e m anagem ent  o f  w ood lands  
par t i cu la r ly  anc ien t  and  sem i-na tu ra l  w ood lands  
form er ly  m anaged by  copp ic ing  and  a reas  o f  w ood  
pastu re; 

• Loss  o f  hedgerow s  bounda r i es  and  m ature hedgerow  
t rees , p lus  poor  m anagem ent  o f  r em a in ing hedgerow s; 

• l oca l i sed in t rus ion  o f  road in f ras t ruct u re w i th  t he  M 4  
cu t t ing  t h rough  the a rea  w i th  v i sua l  and  no i se im pact s ; 

• I ncreased  t ra f f i c  on  the  lane  netw ork  ( ra t  runs  f rom  
m a in  rou tes)  and  im provem ent s  t o  the  lanes  i nc lud ing  
k erb ing , w iden ing, s i gn ing and v i s i b i l i t y  sp lays  w h i ch , 
in  p la ces  crea te  a  m ore  ‘u rban ’  charac ter  and a re  
par t i cu la r ly  dam ag ing  to  the character  o f  t he  sunk en  
lanes; com para t iv e  access ib i l i t y  r esu l t ing  in  
deve lopm ent  pressu res , par t i cu la r ly  fo r  new  res iden t ia l  
deve lopm ent  i nc lud ing suburban is ing  in f l uence  o f  bu i l t  
deve lopm ent  (e.g . fenc ing , l i gh t i ng  and  paddock s) ; 

• l oss  o f  t ranqu i l l i t y .”  

1.18 Phase 1 of the Landscape Capacity Assessment has the objective of identifying over-riding 

constraints based on the presence of environmental designations; on the contribution that 

a site makes to local landscape character and the wider landscape; on visual prominence; 

and on the relationship of the site to the settlement pattern, as defined by the local 

landscape. The Phase 1 Landscape capacity Assessment makes reference to the North 

Wessex Downs AONB Management Plan (2014-2019) and the North Wessex Downs AONB 

Integrated Landscape Character Assessment 2002.    

1.19 With regard to the Relationship with the Wider Landscape, it is noted, at Paragraph 

5.2, that “ each  s i t e  has  been  assessed for  i t s  im por tance, and  con t r ibu t ion , t o  t he  
ad jacent  w ider  ru ra l  landscape and the degree  to  w h i ch  i t  shares  com m on 
charact er i s t i cs  w i th  the  w ider  landscape” . 

1.20 With regard to Visual Prominence, it is noted at Paragraph 5.3, that “ each  s i t e  has  
been  assessed  for  i t s  leve l  o f  v i sua l  p rom inence in  t he  landscape . A t  t h i s  s t age 
th i s  i s  based on  v iew s ou t  f rom  the s i t e  and  nearby  v i ew s  in t o  the  s i t e  (w i th  
som e ex cept i ons  w here m ore d is t an t  v i ew s i n to  the  s i t e  w ere  pa r t i cu la r l y  
not ed) . Som e s i t es  w ere  noted as  w ide ly  prom inent , o thers  l oca l l y  p rom inent ” . 

1.21 With regard to the Relationship to Settlement, it is noted at Paragraph 5.4, that “each 

site has finally been assessed for the level of urbanising influence from the adjacent built 



 

 

form, the degree of enclosure by the existing settlement, and the pattern of uses and 

development within the settlement”. 

1.22 With regard to the Recommendations, as noted in Paragraph 5.5, “ t he 
recom m endat i ons  a re  based on  an  in i t ia l  as sessm ent  o f  each  s i t e  fo l low ing s i t e  
v i s i t s , a  r ev i ew  of  t he re levant  landscape charact er  assessm ent  and a  
pre l im inary  assessm ent  o f  poten t ia l  v i sua l  im pact s . A l l  o f  t he  s i t es  a re sub j ect  
t o  m ore  deta i led  s t ud ies  under  P hase 2 ” .  

1.23 Phase 2 then provides a more detailed assessment of the sites with regard to the landscape 

character, and for the purposes of the Regulation 18 Consultation Draft of the West 

Berkshire Local Plan, with reference to the Landscape Sensitivity Study: West Reading, 

2009. For completeness the LVA 2021 Landscape Sensitivity assessment also makes 

reference to the updated evidence base, and therefore also makes the West Berkshire 
Landscape Character Assessment 2019. 

1.24 Therefore, the LVA 2021 provides: 

• An update to the landscape and visual baseline with reference to:  

- NPPF 2019 

- North Wessex Downs Management Plan 2019 – 2024 

- West Berkshire Landscape Character Assessment 2019 

• Updated Design Considerations and Landscape Strategy 

• Landscape Sensitivity Assessment 

• Updated Summary and Conclusions 
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1.0 INTRODUCTION 

1.1 Barton Willmore Landscape Planning and Design (BWLPD) were commissioned in July 

2018 by The Sulham Estate to undertake a landscape and visual appraisal of land at Hall 

Place Farm in Tilehurst, in Berkshire, to support its promotion for residential development, 

of approximately 80 dwellings and the conversion and refurbishment of existing buildings 
into small workshop units and a farm shop with associated open space and landscaping.   

1.2  The landscape and visual appraisal assesses the potential of the Site to accommodate 

residential development, and identifies the opportunities and constraints associated with 

the Site and the surrounding area.  

1.3 The location of the Site has been identified on Figure 1: Site Context Plan.     

1.4 The objectives of the landscape and visual appraisal are: 

• To identify, evaluate and describe the existing landscape character and quality of 

the site and its surroundings, and its context within the wider landscape, and also 

any notable landscape elements and features, and in relation to existing 

designations and policies;  

• To appraise the visibility of the Site and the nature and quality of existing views 

towards the Site, and to identify potential visual receptors;  

• To determine the sensitivity of the landscape and visual context of the Site and its 

surroundings to the type of development proposed; and the suitability of the Site 

to accommodate the potential development being considered;  

• To identify the landscape and visual opportunities constraints to development to 

inform development proposals; 

• Make recommendations for a suitable landscape strategy which assists with 

absorbing the development within the landscape and providing a network of green 

infrastructure; and limit the likely effects upon landscape character and visual 

amenity that would arise as a result of the proposed development on the Site. 

1.5 This appraisal has been undertaken with regard to best practice guidelines within 

GLVIA31, with reference to shaping the design of development that may bring about 

change in the landscape and in visual amenity, and to identifying the potential landscape 

and visual effects arising from proposed development.  

                                                      

1 Guidelines for Landscape and Visual Impact Assessment, 3rd Edition, Landscape Institute and IEMA, 2013  
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1.6 This appraisal was undertaken during July 2018.   

1.7 The following illustrative material supports the landscape and visual assessment: 

• Figure 1 Site Context Plan 

• Figure 2 Site Appraisal Plan 

• Figure 3 Landscape Character Plan 

• Figure 4 Topographical Features Plan 

• Figure 5 Visual Appraisal Plan 

• Figure 6 Landscape  and Visual Opportunities and Constraints Plan 

• Site Appraisal Photographs A - F 

• Site Context Photographs 1 – 21 
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2.0 SITE CONTEXT AND SITE APPRAISAL 

2.1 Figure 1: Site Context Plan provides an overview of the location of the Site, located to 

the immediate west of Reading, within West Berkshire.  As illustrated on Figure 1, the 

Site is located on the western edge of Tilehurst, part of the western edge of Reading, 

directly to the north of Little Heath Road and to the west of Sulham Hill, outwith but 

immediately adjoining the settlement boundary of Reading.  

2.2 The Site is located on the very eastern edge of the North Wessex Downs Area of 

Outstanding Natural Beauty (AONB), which extends to the west from Reading and north 

to the River Thames.  The Chilterns AONB adjoins the North Wessex Downs AONB to the 

north of the River Thames. 

2.3 The Site is set to the immediate north of Little Heath residential area, and to the immediate 

west of The Ridings residential area. The wider settlement of Reading lies to the east and 

south of the Site and the existing residential development characterises the settled fringe 

context that encompasses the Site and the surrounding area.         

The Surrounding Area  

2.4 The area surrounding the Site is strongly influenced by the settlement of Reading and the 

network of roads that cross the area. The area comprises a mixture of residential 

development which forms the area of Tilehurst, and settled wooded farmland, as illustrated 

on Figure 1: Site Context Plan.   

2.5 The western edge of Reading, and in the immediate vicinity of the Site within Tilehurst, 

comprises residential development at Little Heath to the immediate south and south west 

of the Site, and Chapel Hill, Clements Mead, and The Ridings to the immediate east and 

south east of the Site. 

2.6 There is a high degree of enclosure by large woodland and copses and dense linear 

vegetation which contains views across the landscape to the west, and by the dense 

roadside vegetation, which sets the Site within a small scale and enclosed character. The 

settlement of Tilehurst characterises the settled residential fringe landscape and comprises 

a developed context to the immediate east and south of the Site.  
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2.7 The area surrounding the Site is crossed by a network of local roads, with the M4 motorway 

to the south west, and several A roads, including the A340 Tidmarsh Road to the west. 

Sulham Hill road lies immediately to the east of the Site and there are two existing access 
points off this road into the Site, and Little Heath Road lies to the immediate south of the 

Site. 

2.8 The adjacent townscape has a settled residential context with residential development set 

along local roads at Little Heath Road, Sulham Hill, and Chapel Hill, within the Tilehurst 

area of Reading. The existing built form within the Site forms part of the settled urban 

fringe context of Tilehurst.         

2.9 Clay Copse woodland to the north and north west of the Site is a substantial area of 

woodland which physically and visually contains the Site, and the settlement edge of 

Tilehurst, and provides separation between the settled residential area and the wider North 
Wessex Downs AONB to the north west.  

2.10 The North Wessex Downs AONB landscape to the north and west of the Site has a well 

wooded context with a diverse range of settlements linked by narrow rural lanes, set within 

an undulating valley side landscape. There are large areas of woodland, linear vegetation 

and copses which enclose the landscape and contain and obscure views.  

2.11 The surrounding area is diverse; and is characterised by a number of dispersed settlements 

at Tidmarsh, Sulham and Pangbourne to the west of the Site, and Purley-on-Thames to 

the north, and by the urban edge of Reading to the east and south of the Site.         

The Site 

2.12 As illustrated on Figure 2: Site Appraisal Plan and Site Appraisal Photographs A – 

F, the Site comprises an existing equestrian centre with associated barns, stables, shop, 

car parking, and all-weather ménage and arenas, and associated lighting, within the 

eastern part; and relatively level grazed paddocks  to the western and northern parts. 

There is one existing residential property within the Site at Hall Place Farmhouse, which 

is Grade II Listed. 

2.13 The Site is located at the edge of the settlement of Tilehurst and is set within a wooded 
context. The existing red brick barns within the Site lie adjacent to the Sulham Hill road 

and form characteristic built elements of the settlement surrounding the Site, as illustrated 

by Site Appraisal Photographs A and B.    
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2.14 The Site is enclosed by substantial vegetation along and within the Site boundaries to the 

north, west and southern extents. The southern boundary of the Site is formed by a tall 

hedgerow with trees that runs adjacent to Little Heath Road, as illustrated by Site 
Appraisal Photograph B.   

2.15 The majority of the western boundary of the Site is formed by dense, tall, vegetation that 

runs along the eastern edge of Public Right of Way (PROW) Berkshire Circular Route as 

illustrated by Site Appraisal Photograph C. The rest of the western boundary of the 

Site is formed by wooden and post and rail fencing along the southern extent. 

2.16 To the east, there is a wooden post and rail fence forming the northern extent of the 

boundary adjacent to Sulham Hill, and the southern extent of the boundary with Sulham 

Hill is formed by the existing barns and stables, and the existing car park area, as 

illustrated by Site Appraisal Photograph D. 

2.17 To the north, the Site boundary is formed by a large copse of Ancient Woodland, Clay 

Copse, immediately abutting the Site to the north, as illustrated by Site Appraisal 

Photograph E.     

2.18 The existing built form within the Site is located at the highest point of the Site immediately 

adjacent to the settlement edge of Tilehurst, as illustrated by Site Appraisal Photograph 

F.    

Landscape Policy Context 

2.19 The relevant landscape policy context for the Site makes reference to: 

• The National Planning Policy Framework (March 2012); 

• The West Berkshire Core Strategy (2012); 

• The West Berkshire Council Local Plan 1991-2006 (Saved policies 2007); 

• North Wessex Downs AONB Management Plan, 2014 – 2019; and 

• North Wessex Downs Position Statement: Housing (October 2012).  

National Planning Policy Framework (NPPF) 2018  

2.20 The National Planning Policy Framework (NPPF) was first published in March 2012; and 

revised in July 2018. The NPPF promotes a presumption in favour of sustainable 
development, defined as “meeting the needs of the present without compromising the 

ability of future generations to meet their own needs”, applying the presumption in favour 

of sustainable development as set out in Paragraph 11 of the NPPF.   
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2.21 Paragraphs 96-98 focus on promoting access to areas of open space and recreation; and 

seek to protect existing rights of way and provide better facilities for users. 

2.22 In relation to conserving and enhancing the natural environment, Paragraph 170 notes 
that planning policies and decisions should contribute to and enhance the natural and local 

environment by protecting and enhancing valued landscapes. Paragraph 171 requires a 

strategic approach to maintaining and enhancing networks of green infrastructure. 

2.23 Paragraph 172 addresses National Parks and Areas of Outstanding National Park, and 

states that: 

 “Grea t  w e igh t  shou ld  be  g iven  to  conserv ing and  enhanc ing  
landscape and  scen i c  beau ty  in  Na t i ona l  P ark s , t he  B roads 
and A reas  o f  Ou ts tand ing Natu ra l  B eau ty , w h ich  have the 
h ighest  s ta tus  o f  pro tec t ion  in  re la t ion  to  these i ssues . The 
conserva t ion  and  enhancem ent  o f  w i ld l i fe  and cu l tu ra l  
her i tage a re a l so  im por tan t  cons idera t ions  in  these a reas , 
and  shou ld  be  g i ven  grea t  w e igh t  in  Na t i ona l  P ark s  and  the 
B roads . The sca le  and ex ten t  o f  deve lopm en t  w i th in  these  
des igna ted a reas  shou ld  be  l im i t ed . P lann ing  perm iss i on  
shou ld  be refused  for  m a jor  deve lopm ent  o ther  than  in  
ex cept iona l  c i r cum stances , and  w here i t  can  be 
dem ons t ra ted  tha t  the deve lopm en t  i s  in  the pub l i c  in t eres t . 
Cons idera t i on  o f  such  app l i ca t i ons  shou ld  i nc lude an  
assessm en t  o f :  

a )  the  need  fo r  the  deve lopm en t , in c lud ing  i n  t erm s of  
any  na t i ona l  cons idera t i ons , and  the im pac t  o f  
perm i t t i ng  i t , o r  r efus ing  i t , upon  the loca l  econom y;  

b)  the  cos t  o f , and  scope fo r , deve lop ing ou ts ide  the 
des igna ted a rea , or  m eet ing the  need  fo r  i t  in  som e 
other  w ay; and   

c)  any  det r im en ta l  e f fec t  on  the  env i ronm en t , the  
landscape and rec rea t iona l  oppor tun i t i es , and  the 
ex ten t  t o  w h ich  tha t  cou ld  be  m odera ted."  

The West Berkshire Core Strategy (2012) 

2.24 The Core Strategy is a development plan document which sets out the overall planning 

strategy for West Berkshire to 2026. It explains the vision for the area, and how it will be 

delivered.  It also provides a framework for more detailed policies which will be contained 

in future development plan documents prepared as part of the Local Plan. 

2.25 The Site falls within Area Delivery Plan Policy Area 5: North Wessex Downs Area of 

Outstanding Natural Beauty (AONB) which states that “The AONB will have 
appropriate sustainable growth throughout the plan period to support the local 

communities and rural economy”.  
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2.26 With reference to ‘Environment’, the Policy text states that:  

“Recogn is ing  the  a rea  as  a  na t i ona l  l andscape des igna t i on , 
deve lopm ent  w i l l  conserve  and  enhance  the  l oca l  d i s t i nc t iv eness , 
sense  o f  p l ace  and  se t t i ng  o f  the  AONB  w h i l s t  p reserv ing  the  s t rong  
sense o f  r em oteness , t ranqu i l l i t y  and  da rk  n igh t  sk ies , par t i cu la r ly  
on  the open  dow n land. Deve lopm en t  w i l l  r espond  pos i t i ve ly  t o  the  
loca l  con tex t , and  respec t  i den t i f i ed  landscape fea tu res  and 
com ponen ts  o f  na tu ra l  beau ty .”   
 

2.27 The general Core Strategy policies that apply to the Site, include Policy CS18 Green 

Infrastructure, which states that:  

“The D is t r i c t ’ s  g reen  i n f ras t ructu re  w i l l  be  p ro tec ted and  enhanced. 
The Counc i l  w i l l  w ork  w i th  par tner s , i nc lud ing  P ar i sh  Counc i l s  and 
the com m un i ty  t o  add ress  the D is t r i c t ’ s  g reen  in f ra s t ruc tu re needs  
and  def i c ienc i es  as  se t  ou t  in  the for th com ing  Green  I n f ras t ru ctu re 
SP D.  
 
New  deve lopm en ts  w i l l  m ake prov is i on  for  h igh  qua l i t y  and  
m u l t i func t iona l  open  spaces  o f  an  approp r ia te s i ze  and  w i l l  a l so  
prov ide l in k s  t o  the  ex i s t i ng  green  in f ras t ructu re  netw ork . Spec i f i c  
s tandards  for  prov is i on  w i th in  new  deve lopm en ts  w i l l  be  i den t i f i ed  
in  the  S i te  A l l oca t i ons  and  Del iv ery  DP D and  th rough  the  
m as terp lann ing  fo r  s t ra teg ic  s i tes .  
 
Deve lopm en ts  resu l t i ng  in  the  l oss  o f  green  i n f ras t ruc tu re or  ha rm  
to  i t s  use  or  en joym ent  by  the  pub l i c  w i l l  not  be  perm i t t ed . W here 
ex cept iona l l y  i t  i s  agreed tha t  an  a rea  o f  g reen  in f ras t ru ctu re can  
be  l os t  a  new  one of  equa l  o r  grea ter  s i z e and s tandard  w i l l  be  
requ i red  to  be  p rov ided in  an  access ib l e  loca t i on  c l ose by .”   
 

2.28 Policy CS19 Historic Environment and Landscape Character, states that:  

“ I n  order  to  ensu re  tha t  the d ivers i t y  and loca l  d i s t inc t iv eness  o f  
the  landscape charac ter  o f  the  D is t r i c t  i s  conserved  and  enhanced, 
the na tu ra l , cu l t u ra l , and func t i ona l  com ponen ts  o f  i t s  charac ter  
w i l l  be cons idered  as  a  w ho le. I n  adop t ing  th i s  ho l i s t i c  approach , 
par t i cu la r  r egard  w i l l  be  g iven  to: 
  

(a )  The sens i t i v i t y  o f  the  a rea  to  change. 
 

(b)  Ensur ing  tha t  new  deve lopm en t  i s  appropr ia te in  
te rm s  of  l oca t i on , sca l e and des ign  i n  the  con tex t  o f  
the  ex i s t ing  set t l em en t  fo rm , pa t t ern  and  character .  
 

( c)  The conserva t ion  and, w here  appropr ia te, 
enhancem en t  o f  her i t age  asse ts  and  the i r  se t t ings  
( inc lud ing those  des ignat ions  iden t i f i ed  i n  B ox  1 ) . 
  

(d)  Access ib i l i t y  to  and  par t i c ipa t i on  in  the  h i s to r i c  
env i ronm en t  by  the  loca l  com m un i ty .  
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P roposa ls  for  deve lopm en t  shou ld  be in form ed by  and  respond  to:  
 

(a )  The d is t i nc t iv e charac te r  a reas  and  k ey  
charac ter i s t i cs  iden t i f i ed  in  re levan t  landscape 
charac ter  assessm en t s  inc lud ing  H is to r i c  Landscape 
Cha rac te r i sa t i on  for  W est  B erk sh i r e and  H is tor i c  
Env i ronm en t  Charac te r  Zon ing for  W es t  B erk sh i re .  
 

(b)  Fea tu res  i den t i f i ed  i n  var i ous  se t t l em en t  charac te r  
s tud ies  i nc lud ing  Qua l i t y  Des ign  -  W es t  B erk sh i r e  
Supp lem en ta ry  P l ann ing  Docum en t , t he N ew bu ry  
H is tor i c  Charac ter  S tudy , Conserva t i on  A rea  
Appra isa l s  and  com m un i ty  p lann ing  docum en ts  
w h ich  have  been  adopted by  the  Counc i l  such  as  
P ar i sh  P lans  and  Tow n and  V i l l age  Des ign  
S ta tem en ts . 
  

( c)  The na tu re o f  and  the  poten t ia l  fo r  her i tage asse ts  
iden t i f i ed  th rough  the  H is tor i c  Env i ronm ent  R eco rd  
for  W est  Berk sh i r e  and  the  ex ten t  o f  the i r  
s ign i f i cance.”     

 
The  W es t  B erk sh i re  Loca l  P lan  1991 -2006  (Saved po l i c ies  2007 )   

2.29 The saved policies that are relevant to the Site are set out below: 

2.30 Policy ENV1 The Wider Countryside, states that:  

“The Counc i l  in  cons ider ing  proposa ls  for  deve lopm en t  w i l l  seek  to  
conserve  and enhance the  spec ia l  f ea tu res  and d i vers i ty  o f  t he 
d i f feren t  ‘ l andscape charac te r  a reas ’  found  w i th in  W es t  B erk sh i r e .”  

2.31 Policy ENV18 Control of Development in the Countryside, states that: 

“The na tu re  and sca le  o f  deve lopm en t  i n  ru ra l  a reas  shou ld  seek  to  
encou rage and sus ta in  ba lanced ru ra l  com m un i t i es . Deve lopm ent  
ou ts ide o f  set t lem en ts , a l l oca ted s i tes  and other  def ined a reas  
(Loca l  P lan  po l i c i es  HSG.1 , HSG.5 , ECON .1 , ECON .6 , ECON .7 , 
ECON .9 , TR ANS.3 , and  ENV.27  refer )  w i l l  be  perm i t t ed  on ly  w here:-   
 

(a )  i t  w i l l  benef i t  the ru ra l  econom y in  a cco rdance 
w i th  S t ru ctu re  P lan  po l i cy  C2  and  Loca l  P lan  
po l i c i es  EN V.16 , ENV .19  and  ENV.20 ; o r   

 
(b)  i t  w i l l  p rov ide benef i c ia l  use  o f  a  brow nf i e ld  s i t e  in  

accordance  w i th  S t ructu re P lan  po l i cy  B U3  and  
Loca l  P lan  po l i c i es  OVS.1 , and  OVS.2 ; or   
 

( c)  i t  i s  w i th in  the  perm iss ib l e  ca tegor ies  o f  hous ing  
deve lopm ent  in  the  coun t rys ide; and  prov ided  i t  w i l l  
m a in ta in  or  enhance the env i ronm en t  and i s  
app ropr ia te  i n  sca l e , fo rm , im pac t , character  and  
s i t i ng  to  i t s  l oca t i on  i n  the  coun t rys ide.”  
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The N or th  W essex  Dow ns AON B  M anagem ent  P lan  (2014 -2019 )  
 

2.32 The primary purpose of AONB designation is to conserve and enhance the natural beauty 

of the area. The North Wessex Downs AONB Management Plan sets out the Vision for the 

AONB, identifies the Special Qualities that underpins its designation, and the Key issues, 

Objectives and Policies for managing these Special Qualities. The Vision for the North 

Wessex Downs AONB is described as: 

 “Vast  dram at ic , undeve loped  and  d is t inc t  cha lk  dow n lands  
w i th  na t iona l l y  s ign i f i can t  a reas  o f  sem i-na tu ra l  cha lk  
grass land, con t ras t ing  w i th  w el l -w ooded  p la teaux , a rab le  
lands  and  in t im ate  and sec luded va l l eys , a l l  r i ch  i n  
b iod ivers i ty  and cu l tu ra l  her i tage; a  na t iona l  landscape tha t  
s tands  apa r t  f r om  the  in creas ing  u rban  pressures  tha t  
su r round  i t ; w here peop le l i v e, w ork  and  re lax ; and w here 
v i s i to rs  a re w e lcom ed and con t r i bu te t o  a  v ib ran t  ru ra l  
econom y.”  

2.33 The Special Qualities that underpin the AONB designation are defined as Landscape, Land 

Management, Biodiversity, Historic Environment, Natural Resources, Development, 
Communities and Leisure and Tourism; with Landscape and Development being most 

relevant to the Site.  

2.34 With regard to Landscape, the Site falls within: 

• “The LOW LAN D M OSA I C, cu rv ing a round  N ew bu ry  and  
the low er  K ennet  va l l ey  has  a  var ied  geo logy  o f  c lays , 
s i l t s  and  sands  g iv ing  r i se  t o  a  d iverse  m ix  o f  so i l s  and , 
in  tu rn , a  m osa ic  o f  anc i en t  sem i -na tu ra l  w ood lands , 
p lan ta t i ons , r em nan t  hea th land and m ore  open  
fa rm land a reas  w here  sunk en  lanes  he igh ten  the sense  
o f  sec lus i on .”  

2.35 Key issues for Landscape include: 

• “The po ten t ia l  fo r  deve lopm ent  beyond  the  AONB  
boundary  to  v i sua l l y  dam age o r  underm ine the sca le  
and  cr i t i ca l  qua l i t i es  o f  landscape charac ter  a reas . …  
 

• Conserv ing and enhanc ing the  rem ote, sec luded and  
re la t i ve ly  undeve loped charac ter  o f  m ore  enc losed and  
in t im ate  landscapes , i nc lud ing  the  character  o f  t he  
lanes . …  
 

• The dom inance  o f  roads , i n  par t i cu l a r  t he im pac t  o f  
t ra f f i c  no ise, ex terna l  l igh t i ng , road s igns , insens i t i v e  
m ater ia l s  and  c lu t te r  on  landscape cha racter  and  
peop le ’s  ex per i ence  o f  the  landscape as  they  t rave l  
th rough i t . …  



Landscape and Visual Appraisal Site Context And Site Appraisal 

28776/LP1a/A5/PD/dw Page 10 December 2018 

• Conserv ing and  enhanc ing the  sm a l l - sca l e , sec luded  
and ru ra l  charac ter  o f  the l ow land m osa ic , i n c lud ing the  
f rag i le  l ow land hea th s . 
 

• I n tense pressure for  deve lopm en t  th roughout  the  AONB  
and i t s  se t t i ng  tha t  th rea tens  the charac ter  and qua l i t y  
o f  i t s  landscape and  r i sk s  m erg ing o f  sm a l l  se t t lem en ts  
or  encroachm en t  by  la rger  se t t l em ents . 
 

• The need to  pro tect  and  enhance h is to r i c  s i tes , 
bu i l d ings  and landscapes  and  the i r  set t i ng .”  

2.36 The Objectives for Landscape are: 

• “To  m a in ta in  and  enhance  the  d i s t inc t iv e  landscape 
charac ter  o f  the Nor th  W essex  Dow ns. 

• To ra i se the  pro f i l e  o f  the  N or th  W essex  Dow ns AON B .”  

2.37 Relevant Policies for the Landscape include: 

• …  “W herever  poss ib le  seek  to  i den t i fy  and  add ress  the  
m a in  fac to rs  tha t  th rea ten  the spec ia l  qua l i t i es  o f  the  
AONB  landscape: e .g . w a ter  abs t rac t ion , agr i cu l t u ra l  
p rac t i ces; w ood land  neg lec t ; dam age to  h i s tor i c  s i tes , 
bu i l t  deve lopm en t . 
 

• Use the N or th  W essex  Dow ns I n teg ra ted  Landscape 
Cha rac te r  Assessm en t  to  in form  po l i cy  and dec i s i on  
m ak ing ac ross  the AONB  and  i t s  set t i ng . 
 

• Suppor t , encourage and  p rom ote  good  p ract i ce  across  
a l l  sec to rs  tha t  conserves  and  enhances  the charac ter  
and  qua l i t i es  o f  t he  N or th  W essex  Dow ns  landscape. …  
 

• Ensure  tha t  a l l  deve lopm en t  i n  o r  a f fec t i ng  the  se t t i ng  
o f  t he  AONB  conserves  and  enhances  the  charac ter , 
qua l i t i es  and  her i tage o f  t he  N or th  W essex  Dow ns  
landscape. … ”  

2.38 With regard to Development, relevant to the Site is: 

• The sense o f  r em oteness  and t ranqu i l i t y  t ha t  com es 
f rom  an  undeve loped  and  ru ra l  qua l i t y  w i th  on ly  
l im i t ed hum an  in te rven t ion , con ta in ing typ i ca l l y  
m odest  v i l l ages  w i th  d i s t i nc t iv e and anc ien t  
se t t lem en t  pa t te rns . 
 
- The Low land M osa ic  rem a ins  one o f  the m os t  dense ly  

se t t led  landscape types , w i th  a  d i verse  range of  
se t t lem en ts  rang ing  f rom  la rge  m anor  houses , 
v i l l ages , num erous  ham le ts  and  l ines  o f  houses  
a long  the roads  and lanes . 
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• Dis t inc t iv e a rch i t ec tu ra l  s ty l es  tha t  va ry  th roughou t  the  
AONB  bu t  w i th in  spec i f i c  a reas  crea te  a  sense  o f  p la ce  
and  vernacu la r  loca l  charac te r  due  to  the ava i lab i l i t y  o f  
loca l  bu i l d ing  m a ter ia l s  and  t rad i t i ona l  bu i l d ing  s ty l es . 
Th is  inc ludes  t rad i t i ona l  k napped  f l i n t  and b r i ck , t im ber  
f ram ed  fa rm  bu i ld ings , tha tch  and t i l ed  roofs , use  o f  
Sarsen  S tone, b lue  f l i n t  and  t i l e  and  c lunch  and  cobb  
w a l l s . 
 

• A sparse  road  netw ork , bu t  there  i s  good  access  f rom  a  
num ber  o f  econom ica l l y  s i gn i f i can t  tow ns such  as  
Sw indon , Andover , W h i tchurch , Bas ings tok e, R ead ing, 

Dev izes , N ew bu ry  and  D idco t  r esu l t ing  i n  an  econom y  tha t  i s  
la rge ly  ‘ou tw ard look ing ’  t ow ards  these  ‘boundary  
tow ns ’  and  beyond. 
 

• W ith in  the  N or th  W essex  Dow ns, the  t rad i t i ona l  land  
based  and  ru ra l  econom y  con t ras ts  w i th  a  g row ing  h igh  
tech  and crea t iv e sec tor .”  

2.39 With regard to Key Issues, the AONB Management Plan states that: 

 I n  respond ing to  p lann ing  app l i ca t ions… .w i th in  the N or th  
W essex  Dow ns AON B  and  i t s  se t t ing , t he  fo l low ing k ey  i ssues  
h igh l igh t  ex am ples  o f  deve lopm en t  w h ich , i f  ha rm fu l , w ou ld  
be  opposed by  the AONB  Un i t  sub j ec t  to  de ta i led  
cons idera t i on . As  w e l l  as  the  fo l l ow ing, the  AONB  Un i t ’ s  
P os i t i on  S ta tem en ts  a l so  con ta in  fu r ther  de ta i l ed  adv ice  on  
spec i f i c  fo rm s  of  deve lopm en t  and shou ld  therefore a l so  be  
cons idered . … .”  

2.40  The following Key Issues are relevant to the Site: 

• “The th rea t  o f  ex pans ion  o f  the  m a in  u rban  a reas  jus t  
beyond  the boundary  o f  t he  N or th  W essex  Dow ns , 
inc lud ing  the  m a in  cen t res  o f  Sw indon , W an tage, 
D idco t , R ead ing, N ew bu ry , Bas ings tok e, Andover , and  
Dev izes  for  ex am ple  crea t ing  u rban  f r i nge pressu res  
and  im pact  on  the se t t i ng  o f  the  AONB . …  
 

• The l oss  o f  ru ra l  charac te r  th rough  subu rban is ing  
in f l uences  f rom  new  deve lopm ent  (new  fenc ing , 
l igh t ing , s i gnage, park ing a reas , paved  foo tpa ths , los s  
o f  na t iv e hedgerow s and  crea t i on  o f  new  ga rden  a reas) . 
 

• New  hous ing  deve lopm en ts  on  green f i e l d  s i tes . …  
 

• I m pac t  on  da rk  sk i es  and  t ranqu i l l i t y  o f  h igh-pow ered  
ex terna l  l i gh t i ng , espec ia l l y  w here  poor ly  d i rec ted  or  i n  
an  ex posed loca t i on  (no t  usua l l y  sub jec t  to  p lann ing  
con t ro l ) . 
 

• Developm en t  tha t  r esu l t s  i n  a  m a ter i a l  l oss  o f  
t ranqu i l l i t y  and /  o r  im pac t  on  the dark  n igh t  sk ies  
w i th in  the  N or th  W essex  Dow ns or  i t s  se t t i ng . 
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• Developm en t , w here re l evant , tha t  does  not  prov ide for  
or  suppor t  ex i s t i ng  G reen  I n f ras t ru ctu re. …  
 

• I m pac t  o f  road  s ignage, s t r ee t  l igh t i ng  and  other  
h ighw ay  c lu t t er  on  landscape charac te r , in c lud ing  
w i th in  se t t l em en ts . M easu res  w h ich  have an  u rban is ing  
ef fec t  on  AONB  cha racter  and  a re thus  genera l l y  
inappropr ia te i nc lude: overs i z ed , m u l t i p l e  and  
ye l l ow backed road s igns; new  s t ree t  l igh t ing  in  
prev ious ly  un l i t  loca t i ons ; l i gh t i ng  tha t  a l l ow s sp i l l age  
or  g l a re ; road  m ark ings; concre te  k erb ing; i l lum inated  
bo l la rds ; fenc ing; and  e l abora te t ra f f i c -ca lm ing  
schem es. … ”  

2.41 Relevant Policies for Development include: 

• “Encourage a l l  p roposa ls  for  new  deve lopm en t , 
redeve lopm ent  and re -use  to  conserve and enhance the  
na tu ra l  beau ty  o f  t he N or th  W essex  Dow ns. Oppose  
form s of  deve lopm en t  tha t  fa i l  to  conserve and  enhance  
the charac ter  and qua l i t y  o f  the AONB  and i t s  se t t i ng  
and  to  m ak e refe rence  to  the  AONB ’s  pub l i shed  
gu idance . 
 

• Encourage h igh  s tandards  o f  des ign , com prehens i ve  
landscap ing w here requ i red , t rad i t iona l  bu i ld ing  s ty l es , 
energy  conserva t i on  and innova t ion  tha t  r espec t  
h i s to r i c  se t t l em en t  pa t t erns  and  the  d i s t inc t i ve  
charac ter  o f  the Nor th  W essex  Dow ns. …  
 

• Encourage the  cons idera t i on  o f  landscape im pac ts  a t  
the ear l i es t  oppor tun i ty  in  the  p lann ing  p rocess  and  the  
prov is ion  o f  Landscape and  V isua l  I m pac t  A ssessm ent s  
and  Env i ronm en ta l  I m pac t  Assessm ents  w here  
requ i red . 
 

• Avo id  and reduce l i gh t  po l l u t i on , inc lud ing con t ro l  o f  
l igh t ing  schem es or  o ther  deve lopm en ts  tha t  th rea ten  
the in teg r i ty  o f  dark  n igh t  sk i es  w i th in  the  N or th  
W essex  Dow ns. 
 

• Encourage, suppor t  and prom ote good pract i ce in  the  
des ign  and m anagem en t  o f  roads  i n  the AONB  and  i t s  
se t t ing  tha t  conserves  and  enhances  the  charac te r  o f  
the  landscape and  set t l em ents . …  
 

• Encourage the  use  o f  p lann ing  br i e fs  o r  m aster  p l ans  
w h ich  gu ide  deve lopm en ts  w i th in  and  on  the  edge of  
the  N or th  W essex  Dow ns  and  tak e  account  o f  AON B  
purposes . 
 

• Encourage the re ten t ion  o f  ex i s t i ng  and  p rov is i on  o f  
new  ‘Green  I n f ras t ruc tu re ’ . Ensu re tha t  ‘G reen  
I n f ras t ruc tu re ’  ( inc lud ing  new  or  enhanced  b iod i vers i ty  
asse ts)  i s  i nco rpora ted  w i th in  the a rea  o f  a l l  “m a jor  
deve lopm ent s” , both  w i th in  and nea r  the  AONB . … ”  
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Nor th  W essex  Dow ns  AONB  P os i t ion  S ta tem en t : Hous ing  

2.42 The Position Statement: Housing, with regard to ‘Planning for Housing’ notes that the 

North Wessex Downs AONB “is a living and working landscape and new accommodation 
may be needed to meet specific local needs in specific locations”; but that “it is essential 
that the primary purpose of AONB designation remains paramount in the decision making 
process. It is not, for instance, considered appropriate that the AONB should be used as a 
location to site significant strategic housing allocations which go beyond the identified 
local housing needs appropriate for the AONB and where such development results in 
landscape harm and loss of character.” 

2.43 It goes on to note that: 

 “ I t s  na tu ra l  beau ty  la rge ly  em erges  f rom  the  charac ter i s t i c  
open  dow n land  landscapes , w i th  long  v i ew s  o f  beau t i fu l  
l andscapes , w i th  l i t t l e  v i sua l  or  no ise d i s tu rbance  to  the i r  
t ranqu i l l i t y . As  such , t he AON B  i s  par t i cu l a r ly  sens i t i ve  to  
deve lopm ent s  tha t  a re v i sua l l y  prom inen t , tha t  r esu l t s  i n  an  
u rban is ing  in f luence, resu l t  in  l oss  o f  am en i ty  o r  genera te  
s ign i f i can t  l eve ls  o f  t ra f f i c . Th i s  i s   ah igh l y  pressured  and  
very  f rag i l e  env i ronm en t  w here i napprop r i a te deve lopm en t  
can  have a  d i spropor t i ona te ef fect  on  cha racter .”  

2.44 With regard to the provision of housing, it identifies that the approach needs to be based 
on, with regard to landscape and visual matters, an assessment of “the capacity of the 
landscape to accommodate development without undermining the purposes of 
designation”; and that “accordingly, where new housing development does occur within 
the AONB it needs to be in the best possible location and of the very best design….” 

2.45 With regard to “Proposed Housing Allocation Considerations”, the Position Statement: 

Housing notes that : 

 “Use o f  prev ious ly  deve loped  land w i th in  bu i l t -up a reas  
ins ide  the  AONB  (prov ided  i t  i s  cons i s t en t  w i th  landscape and  
se t t lem en t  charac ter  po l i c i es  and  pro tec ts  essen t ia l  serv i ces  
and  em ploym en t)  i s  l i k e ly  t o  be acceptab le, and  a  m odes t  
leve l  o f  hous ing supp ly  w i th in  the AON B  i s  t herefore qu i te  
norm a l  and des i rab le  and  can  con t r i bu te to  the con t inu ing  
v iab i l i t y  o f  t hese  se t t l em en ts .”  

2.46 The Position Statement: Housing advocates that the largest primary settlements outside 

the ANOB, of which Reading is one, should be considered first in terms of proposed housing 

allocations.   
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2.47 With regard to location in terms of Settlement Hierarchy, the Site is located on the very 

edge of the North Wessex AONB, and immediately adjoins the major settlement of Reading, 

which is outwith the AONB; it is also in part previously developed, being an existing 
equestrian centre, with associated barns, stables, shop, carparking and arenas.   

2.48 With regard to Greenfield Sites for Housing, the Position Statement: Housing states that 

“the release of greenfield land for housing allocations will always need specific justification 
because of the AONB. In many cases loss of countryside on the edges of the main AONB 
settlements will not be consistent with the primary purpose for AONB designation, being 
to conserve and enhance the natural beauty of the landscape. However, there may be 
some exceptions, where landscape impact and loss of character would be minimal”; and 

that: 

  “any  proposa l  fo r  green f i e l d  hous ing  deve lopm en t  w ou ld  
a l so  need  to  dem ons t ra te: 

i )  Tha t  i t  w ou ld  g i ve  r i se t o  no  or  m in im a l  adverse  im pact  
on  the  qua l i t i es  for  w h ich  the  a rea  has  been  des igna ted  
as  an  AONB ; … ”  

2.49 In terms of bringing forward the design of proposals for housing, such as in considering 

planning applications, The North Wessex Downs AONB would: 

 “… expec t  the spec i f i c  gu idance  fo r  each  Landscape Charac ter  
A rea  found in  the Landscape Cha rac te r  Assessm en t  and  
in fo rm a t ion  in  the M anagem en t  P lan  to  be used  to  gu ide  
assessm en t  o f  the  s i t i ng  and su i tab i l i t y  o f  deve lopm en t . 
These docum en ts  shou ld  a l so  be u sed i n  con junct ion  w i th  any  
m ore  deta i l ed  gu idance  deve loped by  ind iv idua l  l oca l  
au tho r i t i es , inc lud ing V i l l age Des ign  S ta tem en ts , 
Conserva t i on  A rea  Appra isa l s  and  Des ign  Codes and  P ar i sh  
and  Tow n  P lans .”  

2.50 The Position Statement then sets out criteria for considering with regard to planning 

applications for residential development, and those which are of relevance include:   

i )  “Deve lopm en ts  shou ld  i n tegra te w e l l  in to  the  
h i s to r i ca l  pa t t ern  and  charac ter  o f  t he  se t t l em en t . Th is  
w i l l  va ry  depend ing  on  the  landscape and  bu i l t  
charac ter  type and  needs to  be determ ined on  a  case-
by-case  bas i s . Spec i f i c  cons idera t ion  shou ld  a l so  be  
g iven  to  the  es tab l i shed  dens i t y , sca le , bu i l d ing  he igh t , 
roof  p i t ches  and  layou t  o f  a   a rea  in  des ign ing  new  
proposa ls . 
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i i )  Bu i l d ing s ty le  shou ld  respec t  t he  l oca l  t rad i t i on . 
I nappropr ia te, pa r t i cu la r ly  suburban  s ty l es , layouts  and  
m ater ia l s  shou ld  be avo ided. W here new  bu i l d ing  i s  
requ i red , i t  shou ld  be  to  a  h igh  s tandard  o f  des ign  as  
be f i t s  a  na t i ona l l y  des igna ted  landscape. I nnova t ive  
schem es based on  susta inab le cons t ruc t ion  p r inc ip les  
a re  to  be  suppor ted  though  shou ld  s t i l l  r espec t  l oca l  
s ty l es  and m a ter ia l s . 
 

i i i )  Ex terna l  bu i l d ing  m a ter ia l s  shou ld  respec t  and  ref l ec t  
the loca l l y  occur r i ng  rock  types , br i ck , and  roof ing  
m ater ia l s  to  ensure  the  f i n i shed  des ign  re la tes  t o  the  
landscape tha t  su r rounds  i t . Loca l l y  sou rced m a ter ia l s  
a re a l so  encouraged , t o  reduce l ong t r ave l - t o-s i t e  
d i s tances  as  w e l l  as  the  use  o f  r ec la im ed  m ater ia l s . 
 

i v )  Developm en ts  m us t  respec t  and conserve and  no t  
obs t ruc t  pub l i c  v i ew s to  h igher  s lopes , sk y l i nes , o r  
sw eep ing  v i ew s  across  the  landscape o r  landm ark  v iew s  
w i th in  the  set t lem en t s . 
 

v )  Ex is t i ng  bu i ld ings  bu i l t  o f  t rad i t i ona l  m ater ia l s  and  of  
a rch i t ec tu ra l  m er i t  shou ld  be  res to red  and  re -used  in  
prefe rence  to  new  bu i l d ing . Ex i s t i ng  bu i ld ings  shou ld  be  
carefu l l y  conserved  and proposa ls  for  conver s ion  to  new  
uses  m us t  r e ta in  the i r  h i s tor i c  i n t egr i ty  and func t i ona l  
charac ter . Sound  conserva t i on  adv ice  and  p r in c ip les  
m us t  be  sough t  and  im p lem en ted  a t  a l l  t im es  dur ing th i s  
process  to  ach ieve the  r i gh t  ba lance  for  ind i v i dua l  
p ro j ect s . 
 

v i )  Trad i t iona l  agr i cu l t u ra l  bu i l d ings  o f  m er i t  and  good  
cond i t i on  shou ld  be  reta ined in  the i r  cu r ren t  use  o r , i f  
show n  to  be  genu ine l y  r edundan t , p refe rab ly  conver ted  
to  em ploym ent / soc i a l  use  or  poss ib l y  ho l i day  
accom m oda t ion . Convers ion  to  res iden t i a l  use  m ay  
resu l t  in  l andscape, sus ta inab le  deve lopm en t  and  
des ign  concerns . How ever , sub j ec t  to  schem es  
accord ing  w i th  Governm en t  and  loca l  p lann ing  po l i c ies , 
res iden t ia l  convers ions  i n  cer ta in  c i r cum stances  m ay  be 
suppor ted . 

 
v i i )  P ar t i cu la r  ca re shou ld  be tak en  i n  new  hous ing  

deve lopm ent  t o  ensure  ex te rna l  l i gh t i ng  i s  m in im a l  and  
any  tha t  i s  i ns ta l l ed  i s  des igned  to  be  dow n l i gh t i ng  w i th  
no  l i gh t  sp i l l age, d i scree t  and  “dark  n igh t  sk y  
com pl ian t”. P referab ly  ex terna l  l i gh t i ng  ( inc lud ing  
s t ree t  l i gh t i ng)  shou ld  no t  be  i ns ta l led  w here  i t  does  
no t  a l r eady  ex i s t . W here l i gh t i ng  i s  essen t i a l  i t  shou ld  
be  m in im ised and  on l y  used  fo r  shor t  per i ods  i n  l im i ted  
loca t i ons . P aragraph  125  of  t he  NP P F s ta tes  “ By  
encou rag ing good des ign , p lann ing po l i c ies  and  
dec i s i ons  shou ld  l im i t  the  im pac t  o f  l igh t  po l lu t i on  f rom  
ar t i f i c ia l  l i gh t  on  l oca l  am en i ty , i n t r i n s i ca l l y  da rk  
landscapes  and na tu re conserva t i on .”  
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v i i i )  Care shou ld  be  tak en  in  des ign ing new  access  roads  to  
avo id  subu rban  des igns  w h ich  w ou ld  be  a l ien  to  l oca l  
charac ter  and h is to r i c  s t r ee t  scenes  or  w here  they  
resu l t  i n  in t rus ion  in to  the landscape. H igh l y  
eng ineered  road  layouts  typ ica l  t o  la rger  u rban  a reas  
w i th  pavem ents , k erb ing , s i gn  pos t i ng  and  s t ree t  
l igh t ing  o f t en  l ook  ou t  o f  p lace w hen  added  to  sm a l l  
ru ra l  set t lem en ts  w here road des ign  has  evo lved in  a  fa r  
m ore  in form a l  and low -k ey  s ty l e . The M anua l  for  S t ree ts  
2007  (and i t s  com pan ion  gu ide 2010 )  h igh l igh ts  a  
change in  approach  to  res iden t ia l  s t r ee t  des ign  to  in  
par t i cu la r  tak e in to  cons idera t i on  ex i s t i ng  l oca l  
charac ter . 
 

i x )  B row nf i e ld  land use for  hous ing w i th in  ex i s t i ng  u rban  
a reas  i n  the  AONB  i s  suppor ted  w here  there  i s  no  l oss  
o f  v i ab le loca l  serv i ces , fac i l i t i es  or  em p loym en t . 
(Accord ing ly  b row nf ie ld  land  use  w i th in  the  coun t rys ide  
o f  t he  AONB  ou ts ide se t t lem en ts  and  aw ay  f rom  
serv ices , fac i l i t i es  and em ploym en t  shou ld  be s t r i c t l y  
con t ro l led) . 
 

x )  A l l  new  hous ing shou ld  inc lude  m easures  t o  save  energy  
and  resources  and shou ld  m eet  or  ex ceed  re l evan t  
Governm ent  ta rgets  i n  th i s  respec t . 
 

x i )  A l l  new  hous ing shou ld  be loca ted and des igned to  tak e  
accoun t  o f  and  p ro tec t  ex i s t i ng  landscape fea tu res  such  
as  t rees  and hedges o f  va lue  and w here appropr ia te  t o  
prov ide new  landscap ing  to  f ram e or  so f t en  new  
deve lopm ent s  and to  in crease  b iod i vers i t y . Sof t  
landscap ing can  a l so  ho ld  ra in fa l l  and reduce  w a ter  run-
of f , avo id ing unsus ta inab le  dra inage op t i ons . … . 
 
… .. 

x iv )  P roposa ls  for  a f fordab le hous ing w here loca l  need has  
been  dem ons t ra ted a re  pos i t i ve ly  suppor ted  though  
shou ld  s t i l l  a l so  m eet  the  above des ign , m a ter ia l s , 
loca t i on  and  landscap ing  requ i rem en ts .”  

Landscape Character Context 

National Landscape Character Assessment 

2.51 National Character Areas (NCAs) were originally prepared by the former Countryside 

Agency but the assessments are now prepared by Natural England. These landscape 

character assessments identify a number of key landscape characteristics for broad areas 

covering England, and wash over urban areas, towns, villages and areas of settlement. 

2.52  The Site is located at the western extent of NCA 115: Thames Valley, and is also adjacent 

to two other Character Areas; 110: Chilterns, and 129: Thames Basin Heaths, as shown 

on Figure 3: Landscape Character Plan.  



Landscape and Visual Appraisal Site Context And Site Appraisal 

28776/LP1a/A5/PD/dw Page 17 December 2018 

2.53 The full description of the NCA 115 Thames Valley can be accessed here: 

http://publications.naturalengland.org.uk/publication/3865943  

2.54 The NCA 115 Thames Valley is formed by a low-lying area extending east from Reading, 
and including Slough, Windsor, the Colne Valley and the south west London fringes. The 

Site lies within the western part of the character area where the gently rolling valley sides 

form steeper slopes.       

2.55 Woodland characterises the western extent of the character area immediately around the 

Site, with the wooded character forming wooded ridges and extending up to the southern 

edge of the Chiltern Hills.      

2.56 Field boundaries in the area are noted within the Character Assessment as predominantly 

hedgerows, although these are identified as being somewhat neglected; there is therefore 

an opportunity to enhance and increase this resource throughout the NCA.  

2.57 The presence of water is identified in the Character Area as being a key feature, in the 

form of rivers, streams, lakes, canals and open water bodies. The River Thames and other 

watercourses form unifying features through a very diverse landscape of urban and 

suburban settlements, infrastructure networks, fragmented agricultural land, historic 

parks, commons, woodland, reservoirs, and extensive minerals workings.  

2.58 The character assessment describes a number of key characteristics which comprise: 

• Fla t  and low - ly ing  land, r i s ing  to  low , r i v er - te r raced  
h i l l s , w h ich  inc lude  the prom inen t  loca l  ou tc rop o f  cha lk  
on  w h ich  W indsor  Cas t l e  s i t s . 
 

• The under ly i ng  geo logy  i s  dom ina ted  by  the  London Clay  
w h ich , over  m uch  of  the  a rea , i s  over la in  by  r i v er - la in  
sands  and  g rave ls . 
 

• The num erous  hydro log ica l  f ea tu res  prov ide  un i ty  t o  an  
a rea  w h i ch  o therw ise  lack s  hom ogeny; these fea tu res  
inc lude  the  R iver  Tham es  and  i t s  t r i bu ta r ies , s t r eam s, 
lak es , cana ls  and  open  w a terbod ies  ( the  resu l t  o f  
res to red  grave l  w ork ings) . 
 

• W oodlands  cha rac te r i se the  nor th -w es tern  a rea , w i th  
the w ooded charac te r  ex tend ing up  to  the sou thern  
edge of  t he  Ch i l te rn  H i l l s . 
 

• Farm ing  i s  l im i ted . W here  i t  su rv ives , g razed  pas tu re  i s  
the  m ajor  land  use  w i th in  a  genera l l y  open , f la t  and  
fea tu re l ess  landscape. The f i e l d  pa t t ern  i s  m ed ium -
sca le  and  i r regu la r , w i th  sm a l l er  f i e l ds  t o  the  w es t . 
Loca l i sed  a reas  o f  spec ies- r i ch  hay  m eadow s prov ide  a  
sp lash  o f  co lour  in  sum m er . 
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• A l though dense ly  popu la ted and deve loped , pock et s  o f  
w ood land, open  grass land, park land , w et lands  and  
in t im ate  m eadow s  p rov ide escape and t ranqu i l l i t y , and  
inc lude  a  var i e ty  o f  hab i ta ts  suppor t i ng  im por tan t  
popu la t ions  o f  m any  spec ies , notab ly  s tag beet l e , 
shove ler , gadw a l l  and other  inver tebra tes  and w i l d fow l . 
 

• Tow ards  London in  the east , the na tu ra l  cha racter  o f  the  
a rea  i s  over tak en  by  u rban  in f l uences: a  dense netw ork  
o f  roads  ( inc lud ing  the M 25  cor r i dor ) , Hea th row  A i rpor t , 
ra i lw ay  l i nes , go l f  courses , py lon  l ines , reservo i r s , 
ex tens ive m inera l  ex t rac t i on  and num erous f l ooded  
grave l  p i t s . 
 

• There a re  sm a l l  bu t  b io l og ica l l y  im por tan t  a reas  o f  
low land  hea th land  –  espec ia l l y  on  h igher  sandy  ground  
in  the  nor th  –  and a  sm a l l  a rea  to  the sou th  fa l l s  w i th in  
the  Tham es  Bas in  Hea ths  Spec ia l  P ro tect ion  A rea  (SP A)  
bu f fer  z one. 
 

• To the  sou th , t he  open  Tham es  f l ood  p la in  dom ina tes , 
w i th  i t s  assoc ia ted  f la t  g raz ing land , becom ing  
charac ter i sed by  a  num ber  o f  fo rm a l  h i s tor i c  landscapes  
on  h igher  ground. Betw een  Ham pton  and  K ew , the  R i ver  
Tham es  fo rm s  the focus  o f  a  se r i es  o f  des igned  
landscapes . 

• The a rea  has  an  u rban  charac ter , and there  a re very  few  
v i l l ages  o f  m ore t rad i t i ona l  cha rac te r , a l t hough a lm os t  
ha l f  o f  t he  a rea  i s  g reenbel t  land  and  deve lopm en t  has  
been  res t r i c t ed  in  a reas  l i k e  Crow n  Es ta te  l and  and  Eton  
Co l l ege  grounds . 
 

• The r iv er  i s  c lose ly  a ssoc ia ted  w i th  num erous  h i s to r i c  
p laces  and  cu l tu ra l  even ts , such  a s  the  s ign ing  o f  M agna  
Car ta  a t  Runnym ede. Tour i s t s  f rom  a l l  over  the  w or ld  
a re  d raw n  to  the  r i ch  her i tage o f  t he  a rea , f l ock ing to  
a t t rac t i ons  l i k e  Ham pton  Cour t  P a lace  and W indso r  
Cas t l e . 
 

• The area  i s  im por tan t  for  rec rea t i on , bo th  for  r es iden ts  
and  v i s i to rs . H is to r i c  pa rk land and com m ons  prov ide  
access  t o  green  space , t he  Tham es P a th  Na t i ona l  Tra i l  
runs  the  l eng th  o f  t he N CA , and  a  var ie ty  o f  a ct iv i t i es  
a re  en joyed  on  the  r iv er  and o ther  w a terbod ies . 

2.59 The Site and its immediate surroundings lie within the immediate context of the National 

Character Area 115 Thames Valley, and on the edge of NCA 110 Chilterns, the full 

descriptions of which can be accessed here: 

http://publications.naturalengland.org.uk/publication/3865943 and here:    

http://publications.naturalengland.org.uk/publication/4977697  
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2.60 The NCA 115 Thames Valley is described as having an urban character, densely populated 

and developed, with a significant amount of woodland in the Thames Valley, and that the 

area in the south west of the NCA, around Reading, reflects the rolling hills of the nearby 
Chilterns. The NCA Thames Valley is dissected by major transport routes including the M4 

motorway, and many A roads which link the main urban areas.  

2.61 Water is described as being the unifying characteristic of the Character Area, and the River 

Pang lies 2km to the west of the Site, and the River Thames lies approximately 2.1km to 

the north east of the Site, at the edge of Reading.        

2.62 The NCA 110 Chilterns is described as extensively wooded with hedged boundaries, and 

as “one of the most wooded lowland landscapes in the country”. Large woods, dominated 

by beech, are found on the plateau and as hanging woods on the valley slopes. With regard 

to the landscape character of the Chilterns, the NCA states that the area is unified by the 
enclosed and intimate valley landforms, the sunken lanes, and woodland. Hedgerows and 

woodland are described as creating a sense of intimacy and enclosure throughout the 

character area.     

North Wessex Downs Area of Outstanding Natural Beauty Landscape Character Assessment 

2.63 The Site lies within the North Wessex Downs Area of Outstanding Natural Beauty (AONB), 

and within Landscape Character Type LCT 8: Lowland Mosaic, further subdivided into 

Landscape Character Area LCA 8A Hermitage Wooded Commons. The Lowland Mosaic has 

an intimate and enclosed character, with a strong wooded character and is described within 
the Landscape Character Assessment as being one of the most densely inhabited parts of 

the North Wessex Downs.   

2.64 The key characteristics of the LCT 8: Lowland Mosaic are described as:  

• “Under la in  by  a  geo logy  o f  c lays , s i l t s , sands  and  grave l , 
in  s t rong  con t ras t  to  the  cha lk . The pa t t ern  essen t ia l l y  
com pr i ses  c lay  on  the  low er  land, separa ted by  g rave l  
r idges  
 

• A low  ly i ng  undu la t ing  a rea  enc losed by  the cha lk  to  the  
nor th , sou th  and  w es t  and form ing a  pa r t  o f  the Tham es  
Bas in  Hea ths  w h ich  ex tend  to  the eas t  o f  t he  AONB  
 

• A m osa ic  o f  landcover  i nc lud ing f ragm en ts  o f  rem nan t  
hea th land, ex tens ive w ood lands  and pas tu re, as  w e l l  as  
m ore  open  a reas  o f  a rab le land  
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• Eco log ica l l y  im por tan t  hab i ta ts  inc lud ing: Anc ien t  
W ood land, w ood  pastu re , park land, anc i en t  hedgerow s, 
neut ra l  g rass land, hay  m eadow s, hea th land, a c id  
grass land, bogs , fens  and  open  w a ter  
 

• P ark lands , i nc lud ing m any  o r i g ina t ing  a s  m ed ieva l  deer  
park s , w i th  subsequent  des igned  landscape schem es, 
a re  a  par t i cu la r  fea tu re o f  t he  a rea  
 

• Var i ed  f i e l d  pa t t ern  w i th  i r regu la r  f i e l ds , in te rspersed  
w i th  parce ls  o f  w ood land and com m ons i nd i ca t iv e o f  
m ed ieva l  and  pos t  m ed ieva l  assar t s . F ie lds  w i th  para l l e l  
and  s inuous  bounda r ies  p redom ina te and represen t  
‘ l adder ’  f i e lds  probab l y  resu l t ing  f rom  the  17 th  and 18 th  
cen tu ry  i n fo rm a l  enc losure. P lus  l a rge  regu la r  f i e l ds  o f  
P ar l iam en tary  enc losu re  
 

• One of  the  m os t  dense ly  se t t l ed  landscape t ypes , w i th  a  
d iverse range of  se t t l em en ts  rang ing  f rom  la rge m anor  
houses , v i l l ages , num erous ham le ts  and l ines  o f  houses  
a long  the roads  and lanes  
 

• Var i ed  set t lem en ts  w i th  v i l l ages  o f t en  hav ing  a  c l ea r  
nuc leus , typ ica l l y  assoc ia ted  w i th  a  v i l l age  g reen  or  
church . A  m ore  d i spersed  pa t te rn  m ay  der ive  f rom  
‘squa t ter ’  se t t l em en t  o f  d i sa f fores ted a reas . The  
pr inc ipa l  bu i ld ing  m a ter ia l  i s  r ed  br i ck  
 

• An  in t r i ca te  netw ork  o f  w ooded  ru ra l  lanes , p lu s  a  la rge  
num ber  o f  foo tpa ths , b r i d l ew ays , and byw ays form  an  
ex ce l len t  r esource  for  i n fo rm a l  r ecrea t i on . V i s i t o r  
a t t rac t i ons  inc lude  a  num ber  o f  h i s tor i c  houses  and  
park lands  
 

• W el l  se t t l ed  landscape w i th  a  r i s ing  popu la t i on  due to  
prox im i ty  and  access ib i l i t y  t o  cen t res  such  as  R ead ing, 
New bury  and B as ings tok e  –  m an i fes t  i n  pressu res  fo r  
res iden t ia l  deve lopm en t , com m uter  v i l l ages  and an  
increase in  t ra f f i c  on  the  ru ra l  lanes .”   

2.65 The LCT 8: Lowland Mosaic is identified as being a “diverse and complex landscape” with 
a “strong woodland character” and is “well settled”. 

2.66 The Site lies within the subdivision LCA 8A: Hermitage Wooded Commons, of which the 

key characteristics are described as:  

• “ Low land  a rea  a t  t he  base  o f  t he cha lk  d ips l ope, 
under la in  by  c lays , s i l t s , sands  and grave ls  o f  the  
Read ing  and  Bagsho t  Beds  and  London C lay , g iv i ng  r i se  
to  nu t r i en t  poor , o f t en  ac id ic , so i l s  
 

• A b road undu la t ing  p l a teau  fa l l i ng  tow ards  the  K ennet  
Va l l ey  t o  the  sou th  east  and d issec ted  by  R i ver  P ang  
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• Var iab le land cover  form ing  an  in t r i ca te  m osa ic  o f  
w ood land, pas tu re and  sm a l l  a reas  o f  r em nan t  
hea th land. Som e m ore open  a reas  o f  a rab le  land  can  be  
found  on  the  s l opes  tha t  d rop to  the  P ang Va l l ey  and to  
the  sou th  eas t  near  B eenham  
 

• Large , i n terconnec ted  w ood land  b lock s  and  s t rong  
hedgerow  pa t te rn  w i th  m a ture  t rees  res t r i c t  v iew s  and  
crea te an  enc losed  and in t im ate character . Low  w ooded  
hor i zons  a re a  fea tu re .  
 

• Num erous sem i -na tu ra l  w ood lands  o f  anc i en t  or i g in , 
w i th  som e la rge com m erc ia l  p l an ta t i ons . W ooded 
com m ons  and sm a l l  a reas  o f  r em nant  hea th  a re a  
d i s t i nc t iv e e l em en t  

• M any  fea tu res  o f  b iod ivers i ty  i n teres t  inc lud ing  
hea th land, dry  and w et  w ood land, bog  and  a reas  o f  w et  
m eadow  
 

• Dom ina ted  by  sm a l l  i r r egu la r  f ie lds  o f  i n form a l  and  
p iecem ea l  enc losures , o f  m ed ieva l  and  post -m ed ieva l  
da te w i th  som e la rger , m ore  regu la r  and s t ra igh t  edged, 
form a l  par l iam en tary  enc losure on  f la t te r  t er ra in  in  the  
sou th  eas t , and w es t  
 

• Dispersed pa t t ern  o f  se t t lem en t  cha racter i s t i c  o f  
enc roachm ent  i n to  a reas  o f  com m on and  w ood land. 
I nc ludes  la rge  nuc lea ted  v i l l ages , l i nes  o f  es ta te 
co t tages , l oose  roads ide se t t l em ents  as  w el l  as  m any  
d ispersed fa rm steads  and  res iden t ia l  coun t ry  houses   
 

• I n t r i ca te netw ork  o f  ru ra l  lanes , m any  sunk en  and  
overhung  by  w ood land  p lus  m ore  i n t rus ive  road  
in f ras t ruc tu re  
 

• His tor i c  park land  based  on  m ed ieva l  deer  pa rk s  and  
m anor  houses  w i th  assoc ia ted  o rnam en ta l  park lands  
w i th  gardens , r ides  and p lan t ing  a re  a  pa r t i cu la r  
fea tu re.”   

2.67 The LCA 8A: Hermitage Wooded Commons is described as forming a broad undulating 

lowland plateau with highly variable landcover, which “retains a considerable woodland 

cover”. The Character Assessment text states that “the large, inter-connected woodland 

blocks and strong hedgerow pattern with mature trees, restrict views and create a very 
enclosed landscape”. Low, wooded horizons are identified as a key feature of the character 

area along with numerous woodlands of ancient origin. 
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2.68 Within the Key management Requirements section, with regard to the key issues affecting 

the character area, the loss of hedgerow boundaries and mature hedgerow trees is 

identified as a concern. The overall management objective is to conserve and enhance the 
character of the Hermitage Wooded Commons through the conservation and enhancement 

of ancient and semi-natural woodlands, field patterns and hedgerows, and the rural lane 

network. Opportunities are identified to restore the hedgerow network to enhance the 

landscape, and that the pattern of settlement should be maintained.        

Berkshire Landscape Character Assessment (2003) 

2.69 The Site lies within the Landscape Character Type (LCT) N: Elevated Wooded Chalk with 

Slopes, and within Landscape Character Area (LCA) N2: Sulham. The Elevated Wooded 

Chalk with Slopes is described within the Character Assessment as a distinctive chalk-

based landscape which includes areas of steep incised slopes and significant areas of 
woodland, with the landscape being influenced by adjoining urban areas, including the 

town of Reading.    

2.70 The key characteristics of the LCT N: Elevated Wooded Chalk with Slopes are described 

as:  

• Var i ed  geo logy  w i th  the under l ing  upper  cha lk  m an t l ed  
by  depos i t s  o f  g rave ls  and c lays  
 

• Var i ed  se t t lem en t  fo rm  and pa t t ern  in c lud ing  l i near  and  
nuc lea ted  v i l l ages , sm a l l  r i v ers ide tow ns  
 

• P resence  and in f luence  o f  ad jacen t  u rban  a reas  
( inc lud ing R ead ing and M a idenhead)  
 

• M ix ed land use o f  dec iduous  and m ix ed w ood land, 
a rab le  f i e l ds , pas tu re and  paddock s  
 

• W ooded  con tex t  c rea ted  by  d i s t i nc t i ve  w ooded  s lopes  
and  ghy l l  va l l eys  and  occas iona l  h i l l  t op  w ood lands  
 

• P resence  o f  na tu ra l i s t i c  open  ‘dow n land ’  sheep 
pas tu res  w i th in  a  w ooded  contex t  w i thy  m ore angu la r  
and  regu la r  m ed ium  s i zed  form a l  paddock s  and  m ed ium  
s i zed a rab le  f i e l ds  
 

• Deep ly  inc i sed dry  va l leys  and  seasona l  s t ream s  
 

• Va l l ey -edge coun t ry  houses  set  w i th in  ex tens i ve  
h i s to r i c  pa rk land  es ta tes  
 

• W ind ing, som et im es  sunk en , ru ra l  lanes  and  green  
lanes  w i th  i n t im a te character  
 

• I m por tan t  ca lca reous  grass land and  w ood land  hab i ta ts   
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2.71 The LCT N: Elevated Wooded Chalk with Slopes is identified as being “characterised by the 
presence of woodlands” and being a “diverse landscape type with a mixed land use 
pattern.” The wooded context and the rolling and undulating landform, combined with the 
variety of settlement patterns, creates a diverse and variable area, enclosed by woodland 

and connected by sunken lanes.  

2.72 The settlement of Reading borders parts of this landscape type, and the character 

assessment text states that Reading would once have had the character of the Elevated 

Wooded Chalk with Slopes.  

2.73 Forestry and woodland is identified as a significant land use, and there are large blocks of 

woodland present throughout the Landscape Character Type, including mixed woodland, 

conifer plantations and deciduous woodlands. There are also large parkland areas and 

ornamental planting on the valley edges.  

2.74 The Character Assessment notes that the “wooded context created by ridge and hill top 
woodlands and wooded slopes and valleys” is a feature of key significance within the 

Landscape Type and that generally the condition of the landscape is good.  

2.75 Landscape Character Area LCA N2: Sulham, is described in the Character Assessment as a 

“small area around Tilehurst in which the landscape is influenced by the adjoining area of 
Reading” and that the residential estates located on the outskirts of Reading affect the 

character of the area. The Character Assessment text further describes the wooded context 

of the upper slopes and plateau, and states that this woodland is “important in integrating 
Reading into its landscape context”.  

2.76 The Landscape Strategy section of the Character Assessment is to conserve this landscape, 

with particular emphasis on the conservation of the mixed woodland horizons and slopes, 

and the retention of the traditional settlement pattern and form.  

2.77 The Landscape Management objectives, relevant to the Site, include:  

• Conserve  the charac te r  o f  the  w ooded  sk y l ines  
 

• Ensure  tha t  new  w ood land p lan t ing  fo l l ow s  the ex i s t i ng  
pa t t ern  o f  w ooded r i dges , w ooded  s teep  s lopes  and  
w ooded  dry  va l leys  
 

• Ensure  tha t  new  w ood land bounda r i es  a re sens i t i v e to  
landform  
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• Conserve  and  s t reng then  ex is t i ng  boundary  e l em ents , 
seek  to  p reven t  fu r ther  l oss  or  dec l i ne  o f  boundary  
hedgerow s , and under tak e  se l ec t i ve  rep lan t ing  o f  
hedgerow s  in  denuded a rab le  landscapes  
 

• Conserve  the ru ra l  character  o f  the  road  netw ork  

2.78 The Landscape Character Assessment states that the condition of LCA N2 Sulham is 

declining, and that the restoration and enhancement of key features such as boundary 

woodland, hedgerows, and copses are identified as important for the future conservation 

and enhancement of the area, and to strengthen the character of the area.  

Landscape Sensitivity Study: West Reading (April 2009) 

2.79 The West Reading Landscape Sensitivity Study was commissioned by West Berkshire 
Council for the purpose of identifying strategic development sites for the West Berkshire 

Planning Strategy, which would shape future development to build upon the existing 

settlement pattern, without having significant effects upon the character of the area. The 

Study focusses on the urban fringe areas and provides an assessment of the sensitivity of 

the landscapes around the main towns.       

2.80 The Site lies within Local Landscape Character Area LLCA13E Little Heath Gravel Plateau, 

which has an overall sensitivity of medium to low.  The sensitivity study states that views 

within the LLCA13E Little Heath Gravel Plateau are generally contained by the adjacent 
woodland in LLCA14I Purley Plateau Edge and LLCA14J Tilehurst Plateau Edge, and that 

the character area is influenced by its close proximity to Little Heath, which has resulted 

in fragmentation and domestic land uses.   

2.81 The Little Heath Gravel Plateau is described as having a distinct landscape pattern which 

differs from the wider plateau and escarpment landscape and is characterised by a pattern 

of small pasture fields, copses and mixed types of development along the plateau top at 

the western edge of Tilehurst.  

2.82 The key elements of landscape sensitivity are described as:  

• “P a t tern  o f  sm a l l  f i e l d s  o f  pastu re w i th  copses  
 

• Hedgerow s and  l ines  o f  t r ees  
 

• L is t ed  La te 16 th  Cen tu ry  fa rm house a t  Ha l l  P lace, and 
17 th  cen tu ry  K i l n  Cot t age 
 

• Good  pub l i c  access  
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• Va lue o f  w ood land  hab i ta t  l i nk s  w i th  ad jacen t  
w ood lands  in  LLCA14 I  and 14 J ”  

2.83 And other landscape sensitivity interests are identified as:  

• “P la teau  top to  esca rpm en t  
 

• Scat te red  m ix ed  deve lopm en t  brok en  up by  sm a l l  open  
a reas  
 

• Good  l eve l  o f  v i sua l  enc losure  
 

• M ost l y  l ow  to  m ed ium  h is tor i c  landscape sens i t i v i t y  
 

• Recrea t iona l  p rov is i on  
 

• M edium  to  l ow  b iod i vers i ty ”     

Topography and Hydrology 

2.84 The River Pang flows through the landscape to the west of the Site, and the River Thames 

flows through the landscape and townscape of Reading to the north and east of the Site. 
The wider valley landscape is characterised by the presence of the meandering 

watercourses and numerous waterbodies. The valley floor landscape is intimate and 

contained by the undulating landscape and intervening tree belts. Figure 4: 

Topographical Features Plan illustrates the local land form.  

2.85 The sloping valley sides to the west of the Site at Sulham and Tidmarsh, and to the north 

east at Mapledurham, illustrate the difference in the change in character from the intimate 

valley floor, to the valley sides, and to the plateau at the higher levels.   

2.86 The Site is located within the wooded plateau at the top of the sloping valley sides, at 
approximately 95m Above Ordnance Datum (AOD), and is generally flat.  

Vegetation 

2.87 The Little Heath Gravel Plateau is enclosed and contained by extensive strong woodland 

blocks and copses, that separate the plateau landscape from the sloping valley sides and 

valley floor to the west and north west: and provide the context of a small scale and 

intimate landscape.   

2.88 There are substantial areas of Ancient Woodland within the wider context of the study 

area; with Clay Copse on the northern boundary of the Site being Ancient Woodland. Other 
areas of Ancient Woodland are located 350m to the west of the Site at Sulham Wood; 

230m to the west at Beals Plantation; and 175m to the south west of the Site at Pinks 
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Grove and Pinkclose Plantation. Vicarage Wood Ancient Woodland is located 370m to the 

north of the Site, and Cornwell Copse Ancient Woodland is located to the immediate the 

north east of the Site, separate from the site by Sulham Hill.  

2.89 The landscape within the vicinity of the Site generally has a settled wooded context with 

extensive areas of woodland and copses enclosing the landscape, and tall hedgerows 

bounding the small to medium scale fields, and creating varying degrees of enclosure.     

2.90 The Site comprises an irregular parcel of land enclosed by tall hedges and forming strong 

field boundaries, although there are areas of fragmentation and loss within these boundary 

features. 

Land Use and Settlement 

2.91 The settlement of Tilehurst surrounds the Site to the north, east and south; and comprises 

residential development of varying size and scale, with the Site being located within a 
parcel of land between residential development to the east and south.  

2.92 Although the Site is partially formed by grazed paddocks, the character of the Site is 

fragmented and disturbed by a variety of features such as the existing built form within 

the Site, and the adjacent residential development at Little Heath, The Ridings and Chapel 

Hill. These elements combine to create a developed context to the Site and its immediate 

surroundings.   

2.93 There are scattered settlements within the wider landscape at Purley-on-Thames, 

Pangbourne, and Whitchurch-on-Thames to the north of the Site, Tidmarsh and Sulham to 
the west of the Site, and the extensive urban edge of Reading immediately to the east and 

south of the Site formed by the neighbourhoods of Tilehurst, Calcot and Norcot.  

2.94 The landscape pattern is formed by small regular sized fields at the edge of Tilehurst, 

enclosed by woodland at Clay Copse, Sulham Wood, Pinks Grove and Boxgrove Wood, 

beyond which, to the north and west, the agricultural land slopes down to the valley floor 

associated with the River Pang. Contained within the woodland belt that separates 

Tilehurst from the countryside beyond, there are several residential properties to the north 

side of Little Heath Road; Kiln Cottage is located 110m to the west of the Site, Kiln Corner, 
and Brambleways approximately 90m to the south west of the Site, and Beal’s Cottage 

approximately 370m to the further south west.    
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2.95 Within the sloping valley sides, there are several farms and cottages scattered within the 

valley floor.  The Mud House lies 340m to the north of the Site, and Stoneham’s Farm lies 

approximately 630m to the further north of the Site beyond Vicarage Wood. Sulham House 
lies approximately 1km to the west of the Site, and Coltmoor Cottages are located 

approximately 960m to the south west of the Site.   

2.96 The Ridings, the consented residential development of 35 dwellings at Sulham Hill, is 

located at an elevated position immediately to the east of the Site, adjoining the settlement 

boundary of Tilehurst.   

Designations 

2.97 The Site is located within the easternmost extent of the North Wessex Downs Area of 

Outstanding Natural Beauty (AONB).   

2.98 The North Wessex Downs AONB is described as extending from the western tip at Calne 
in Wiltshire, reaching across the southwest and southeast of England in a broad arc 

through Swindon, Berkshire and Oxfordshire. They lie next to the Chilterns AONB along 

the River Thames, before sweeping south, encircling Newbury, to encompass the northern 

reaches of the rolling chalk hills of the Hampshire Downs. They then reach back towards 

Devizes, across the high chalk upland of Salisbury Plain and the low-lying Vale of Pewsey. 

The area is noted as the third largest AONB in the country, covering 1730 sq km, or 668 

sq miles. 

2.99 The Site therefore forms a very small part of the North Wessex Downs AONB, on the very 
eastern most extent of the AONB, where it adjoins the western edge of Reading. 

Listed Buildings 

2.100 Hall Place Farmhouse, within the eastern part of the Site, is Grade II Listed. Kiln Cottage, 

also Grade II Listed, is approximately 100m to the south west of the site.  

Public Rights of Way 

2.101 No Public Rights of Way (PROW) cross the Site. There is a network of public rights of way 

throughout the valley sides and extending into the valley floor, which are generally 

contained by vegetation. The network is generally well connected.   
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2.102 PROW TILE/8/1 lies adjacent to the western boundary of the Site, separated from the Site 

by a tall and dense hedgerow, and connects Little Heath Road with the countryside to the 

north west of the Site, providing a link to Sulham and Tidmarsh. The footpath runs through 
an agricultural field which is enclosed by strong woodland which obscures and contains 

views to the wider area. 

2.103 To the south of the Site, PROW TILE/9/1 and TILE10/1 run from westward from Little 

Heath Road, connecting with Beals Copse and Boxgrove Wood, and beyond to Sulham in 

the west. The footpaths are enclosed by tall and dense vegetation and views are largely 

contained.    

2.104 To the west, beyond the extensive tract of Sulham Wood, there are several PROW that run 

along the valley floor and are similarly contained by woodland and linear vegetation 

forming field boundaries.   

Site Appraisal 

2.105 The Site is located within the settled wooded plateau landscape of Little Heath, at the 

edge of, and immediately adjoining the settlement boundary of, Tilehurst, which forms the 

settled edge of Reading. The Site relates strongly to, and is set within, the settlement 

edge of Tilehurst. The existing settlement of Tilehurst adjoins the Site on its eastern and 

southern boundaries, with recently constructed residential development at The Ridings to 

the immediate east of the Site, and the residential area of Little Heath to the immediate 

south and south-east of the Site. 

2.106 Part of the Site is developed, comprising an existing equestrian centre with associated 

barns, stables, shop, car parking, and all-weather ménage and arenas, and associated 

lighting; and an existing residential property, Hall Place Farmhouse, within its eastern part.  

The western and northern parts comprise relatively level grazed paddocks.  

2.107 The Site is enclosed by substantial vegetation along the northern, western and southern 

boundaries, which visually and physically separates the Site from the wider North Wessex 

Downs AONB landscape to the north and west of the Site.  

2.108 The context of the Site is therefore heavily influenced by the existing surrounding 
development of Tilehurst which lies to the north east, east, south east, south, and south 

west of the Site; and the Site and its immediate surroundings are, therefore, settled in 

character.    
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3.0 VISUAL APPRAISAL 

3.1 A visual appraisal of the Site was undertaken in July 2018 to illustrate the visual context 

of the Site, and to demonstrate the nature of the views towards the Site from publicly 

accessible viewpoints including roads, Public Rights of Way, and other relevant public 

areas.  

Baseline Appraisal  

3.2 The Site is enclosed and contained by dense woodland along the northern and north 

western boundaries, and by tall robust hedgerows along the western and southern 

boundaries; and is set within the wooded slopes and gravel plateau, at the settlement 

edge of Tilehurst, on the western edge of Reading; therefore, there are limited locations 

from which the Site can be seen due to the screening provided.     

3.3 There is a network of Public Rights of Way to the west and north of the Site; however, a 

high degree of woodland and vegetative cover within this area restricts visibility of the 

Site, in combination with the sloping topography of the valley sides.   

3.4 A series of Site Context Photographs 1-21 have been selected to provide a 

representation of the views available towards and around the Site. The location of Site 

Context Photographs 1-21 are indicated on Figure 5: Visual Appraisal Plan.  

3.5 Site Context Photograph 1 is taken from Sulham Hill to the immediate east of the Site, 

at the existing access to the Equestrian Centre car park, looking west. 

3.6 The existing farm buildings at Hall Place Farm, within the eastern part of the Site, are 

visible in the foreground of the view, along with the existing car parking area within the 

northern part of the Site, and floodlights associated with the outdoor arena in the middle 

distance to the west. The existing residential development on Little Heath Road to the 
south of the Site, and the consented and under construction development at The Ridings 

to the east of the Site, is visible being located immediately adjacent to Hall Place Farm.   

3.7 The vegetation that bounds the Site to the north at Clay Copse obscures views to the wider 

landscape to the north and west, within the North Wessex Downs AONB; and restricts 

views of the sloping valley sides and more rural countryside to the immediate west of the 

Site, also within the AONB.   

3.8 Site Context Photograph 2 is taken from Sulham Hill at the entrance to the Equestrian 

Centre, looking west.  
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3.9 The Site is located in the foreground of the view being situated immediately adjacent to 

the Sulham Hill road. The existing barns and farm buildings that bound the Site along the 

eastern boundary dominate the view, and Hall Place Farmhouse is visible in the middle 
distance. Existing residential development on Little Heath Road to the south and at The 

Ridings to the east, sets the Site within the context of settlement fringe development at 

the edge of the settlement of Tileshurst. 

3.10 The wider North Wessex Downs AONB landscape to the west of the Site is obscured from 

view by the existing built structures and intervening strong vegetation to the west and to 

the north of the Site.     

3.11 Site Context Photograph 3 is taken from the junction of Little Heath Road and Sulham 

Hill, at the south east corner of the Site, looking north west.  

3.12 The view is dominated by the built form at Hall Place Farm in the foreground, being set 
within a strong framework of vegetation that forms the southern boundary of the Site. The 

existing residential development along Little Heath Road is visible to the south of the Site, 

and The Ridings is visible to the immediate east of the Site, beyond which there are 

glimpsed views of the vegetation associated with Clay Copse. 

3.13 The linear vegetation the runs along the southern boundary of the Site, combined with the 

topography of the wooded slopes and gravel plateau, restricts and contains views to the 

farmed landscape to the west of the Site. There is no visibility into the majority of the Site 

from this location, which is largely obscured from view by the boundary vegetation; 
however, there would be glimpses into the Site, when the deciduous boundary vegetation 

was devoid of leaves in winter. The exiting built structures obscure views into the Site, 

and beyond to the wider AONB to the north and west, setting the Site within the context 

of the settlement fringe landscape.         

3.14 Site Context Photograph 4 is taken from Little Heath Road, adjacent to the southern 

boundary of the Site, at the access to Hall Place Farmhouse, looking west.  

3.15 The strong tall hedgerow that forms the southern boundary of the Site largely obscures 

views into the Site, which are glimpsed through the existing access to Hall Place 
Farmhouse, which would increase in winter. The existing residential development along 

Little Heath Road is visible to the south of the Site, and characterises the context of the 

settlement fringe environment.  

3.16 Site Context Photograph 5 is taken from further west along Little Heath Road, to the 

south of Hall Place Farmhouse, looking north.   
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3.17 The view is characterised by the residential development along Little Heath Road to the 

south of the Site, and the existing and developing residential development at Clements 

Mead and The Ridings to the east of the Site. The existing buildings at Hall Place Farm 
Equestrian Centre are glimpsed through a gap in the vegetation along the southern 

boundary of the Site, however generally, views of and into the Site are largely obscured 

by the existing vegetation, although there would be more open views into the Site in 

winter.  

3.18 The view is of the settled residential fringe at the edge of Tilehurst, and there are no 

views of the wider North Wessex Downs AONB landscape to the north and west of the Site.       

3.19 Site Context Photograph 6 illustrates the view gained from Little Heath Road to the 

south of the Site, looking east.  

3.20 The context of the settled residential fringe and residential development at Little Heath 
Road is evident and informs the view. The Site is not readily perceptible due to the 

screening provided by the tall, dense, linear vegetation along the southern boundary of 

the Site, in combination with the generally level topography; however, there would be 

greater views into the western part of the Site in winter.     

3.21 Site Context Photograph 7 is taken from PROW TILE/7/1, to the west of the Site, 

looking east, from within the North Wessex Downs AONB.  

3.22 The Site is visible in the foreground of the view, contained by robust vegetation forming 

the northern and southern boundaries of the Site, and forming the majority of the western 
boundary of the Site. This viewpoint is located at the southern end of the PROW where 

the existing boundary vegetation is fragmented, and affords a framed view of Hall Place 

Farmhouse, the existing built form within the Hall Place Farm Equestrian Centre and 

associated floodlights, and a glimpsed view of the existing residential development and 

street lighting along Little Heath Road to the south of the Site, from a short length of the 

PRoW, where the Site boundary is open. The consented development under construction 

at The Ridings to the immediate east of the Site on Sulham Hill, is glimpsed beyond and 

between the existing Hall Place buildings. 

3.23 The backdrop of vegetation formed by Clay Copse to the north of the Site, and Sulham 

Woods to the north west, form wooded horizons and contain and obscure views towards 

the further north west and of the sloping valley sides of the Pang Valley, within the wider 

AONB.     



Landscape and Visual Appraisal Visual Appraisal 

28776/LP1a/A5/PD/dw Page 32 December 2018 

3.24 Site Context Photograph 8 is taken from further north on PROW TILE/7/1, within the 

AONB, at the north west corner of the Site, looking south.   

3.25 The Site does not form a notable element within the view from this location, being set 
behind and within a framework of vegetation, which in combination with the generally 

level topography, restricts and obscures views into the Site. There is a small framed view 

into the Site through an existing gateway set within the vegetation along the western 

boundary of the Site, which affords a glimpsed view towards Hall Place Farmhouse; 

however, there would be greater views into the western part of the Site and across to the 

existing buildings on the eastern part of the Site, in winter. Kiln Cottage to the west of 

the Site is clearly visible set within a backdrop of vegetation.      

3.26 Site Context Photograph 9 is taken from the northern edge of Clay Copse on PROW 

TILE/7/1, from within the AONB, looking south east towards the Site.   

3.27 This view illustrates the dense woodland to the immediate north of the Site and which 

obscures and contains the Site. There is no visibility of the Site from this part of the PROW, 

in both summer and winter, due to the depth and density of the woodland vegetation.    

3.28 Site Context Photograph 10 is taken from further north on PROW TILE/7/1, in the 

AONB, to the south of The Mud House, looking south.   

3.29 The view is characterised by the dense woodland at Clay Copse, Beal’s Plantation, and 

Sulham Wood, which form dense wooded horizons and encloses the farmed landscape. 

The Site is obscured from view, both in summer and winter, being located behind the 
dense woodland at Clay Copse, and is not visible from this location. Kiln Cottage to the 

west of the Site is glimpsed in the distance, and is framed by vegetation.       

3.30 Site Context Photograph 11 illustrates the view from PROW TILE/8/1 to the north of 

Sulham Wood, looking south east.    

3.31 Views of the Site are not discernible, in summer or winter, due to the layered screening 

elements of dense woodland within the wooded slopes and gravel plateau landscape, 

formed by Clay Copse, Vicarage Wood, Beal’s Plantation and Sulham Wood, combined with 

the gently undulating topography. Existing development on the settlement edge of 
Tilehurst is not visible due to the dense layers of woodland which contains and curtails 

views across the farmland landscape.   

3.32 Site Context Photograph 12 illustrates the view from Home Croft to the east of the 

Cornwell Recreation Ground within Tilehurst, looking west.    
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3.33 Within the settlement of Tilehurst, this view is characterised by the existing residential 

development at Home Croft and Clements Mead, and the new development at The Ridings 

to the east of the Site. The development under construction at The Ridings, and the 
Cornwell Centre building within the recreation ground, largely obscures the existing built 

form at Hall Place Farm from view.   

3.34 There are glimpsed views of the existing boundary vegetation at Clay Copse, and the tall 

hedgerow forming the southern boundary of the Site, however the Site itself is not 

perceptible within the view from this location.        

3.35 Site Context Photograph 13 is taken from further west, within the Cornwell Recreation 

Ground, looking west.     

3.36 Views of the Site are largely obscured by the residential development at The Ridings to 

the east of the Site, in combination with the generally level topography. The car parking 
area towards the north eastern edge of the Site is glimpsed beyond the boundary 

vegetation of the recreation ground, and the curved roof of the metal barn is glimpsed 

beyond the housing under construction, however the rest of the Site is not readily 

perceptible.   

3.37 Site Context Photograph 14 is taken from Sulham Hill, on the boundary of the AONB,  

to the north east of the Site, looking south towards Tilehurst.  

3.38 This view is a framed view along the Sulham Hill road through a gap in the dense woodland 

present either side of the road, at Clay Copse and Cornwell Copse. There is a glimpsed 
view available of the existing barns at the eastern edge of the Site adjacent to Sulham 

Hill, in the centre of the view, which would be more visible in winter; however, the rest of 

the Site is obscured from view by the woodland of Clay Copse and the sloping landform of 

the valley sides.      

3.39 Site Context Photograph 15 illustrates the view from Chapel Hill at the junction with 

Clements Mead, looking west. 

3.40 The context of the view is characterised by the existing residential development abutting 

Chapel Hill, and the consented development at The Ridings, currently under construction, 
which comprise the urban form of Tilehurst.   

3.41 The existing built form within the Site is generally obscured from view by the combination 

of the gently sloping topography, and the layers of vegetation and built form in the 

intervening landscape. The vegetated southern boundary is visible being located adjacent 

to Little Heath Road.     
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3.42 Site Context Photograph 16 is taken from PROW TILE/11/1 to the south of the Little 

Heath School within Tilehurst, looking north.   

3.43 The view is set within the context of Little Heath, and is characterised by the existing 
residential development and the Little Heath School buildings and grounds. The flat 

topography, in combination with the intervening built form, obscures views towards the 

Site.    

3.44 Site Context Photograph 17 is taken from PROW TILE/10/1, within the AONB, to the 

west of Little Heath Road, looking north east.  

3.45 The view is set within the context of the wooded slopes and gravel plateau landscape, 

amongst the dense linear vegetation and generally flat topography. Views are curtailed 

and contained by the existing dense woodland and vegetation within the plateau.   

3.46 The layered vegetation and flat topography combine to obscure views of the Site itself 
from this location, in both summer and winter.  

3.47 Site Context Photograph 18 is taken from Little Heath Recreation Ground, within the 

AONB, to the south west of the Site, looking north.   

3.48 This viewpoint illustrates the view from the recreation ground to the north of PROW 

TILE/12/1 which links Little Heath Road into Harefield Copse. The footpath itself is 

bounded by dense vegetation which restricts views towards the Site.  

3.49 The view from the recreation ground is characterised by the flat landform of the Little 

Heath gravel plateau which is bounded and contained by the dense large blocks of 
woodland that form wooded horizons, and restrict longer distance views to the sloping 

valley sides beyond. The framework of vegetation contains views and obscures visibility of 

the Site from this location, in both summer and winter.    

3.50 Site Context Photograph 19 is taken from Chapel Hill between Hildens Drive and School 

Road, looking north west.  

3.51 The context of the view is characterised by the residential development within Tilehurst 

situated on Chapel Hill, and the undulating landform which informs the strong character 

of the residential area of Tilehurst. From this location at the highest point of Chapel Hill, 
views of the Site are obscured by the intervening built form and associated garden 

vegetation, and there are n views into the AONB.      
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3.52 Site Context Photograph 20 illustrates the view from Sandy Hill on PROW 292/14/20, 

within the Chilterns AONB, to the north east of the Site to the north of the River Thames, 

looking south west, across to the North Wessex Downs AONB.  

3.53 The context of the settled farmland landscape of the Thames Valley is characterised by 

the sloping valley sides and the extensive woodland and vegetation.  The built form of 

Reading is visible in the middle distance being located on the rising ground above the river 

Thames corridor, and framed by wooded horizons. The Site is indistinguishable in the view, 

being at a distance and obscured by built form and vegetation.  

3.54 Site Context Photograph 21 is taken from the junction of PROW TILE/5/2 and PROW 

TILE/6/2, within the North Wessex Downs AONB, to the north of the Site, and to the west 

of Long Lane, looking south.   

3.55 This view is taken from within the wooded slopes and gravel plateau and illustrates the 
substantial dense woodland that obscures and contains views to the south. The Site is 

located beyond Vicarage Wood which obscures views of the Site from this location.     

Visual Appraisal Baseline Summary 

3.56 The Site lies to the immediate west and north of the settlement of Tilehurst, and comprises 

the existing built form of equestrian centre and related facilities, such as barns, stables, 

shop, car parking, and all-weather ménage and arenas, and associated lighting; and the 

residential dwelling Hall Place Farmhouse; with  three grazed paddocks. The Site is 

enclosed by substantial vegetation to the north, west and south, and being immediately 
adjacent to the residential development at The Ridings to the east, and Little Heath to the 

south, and the wider settlement of Tilehurst to the south east.   

3.57 From the limited number of locations, generally in close proximity to the Site, views 

towards and of the Site are set within the context of, and already influenced by, the 

existing surrounding development that forms the northern and western extents of 

Tilehurst.     

3.58 Visibility into the Site is largely restricted to immediate close range views from the east 

and west. As a result of the combination of the generally flat topography of the Little 
Heath Gravel Plateau, and the existing vegetation that immediately surrounds the Site and 

that which is present in the surrounding area within the wooded slopes, the entirety of 

the Site is only seen from a short length of  PROW TILE/8/1  to the west of the Site, where 

there is a gap in the boundary vegetation of the Site, as illustrated by Site Context 

Photograph 7.  
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3.59 Glimpses of the Site are not readily obtained from the wider surrounding area and from 

the surrounding North Wessex Downs AONB, or Chilterns AONB landscapes, with the 

majority of views into and of the Site limited and contained by intervening layered 
vegetation combined with the flat topography of the plateau, and by the sloping, wooded, 

valley sides.  

3.60 From the PROW network to the north and west of the Site, within the North Wessex Downs 

AONB, views are contained by the substantial tall and dense woodland and lines of trees 

that form strong field boundaries and shelter belts, which combined with the gently 

undulating topography, contain views to the immediate field boundaries.       

3.61 There are no elevated views towards the Site from the valley slopes at Mapledurham to 

the north east due to the limited locations where an open view can be obtained, due mainly 

to the combination of the gently sloping topography and the barriers to views created by 
vegetation and built form.  

3.62 From the elevated areas in the western part of the surrounding area around Little Heath 

to the south west, the layers of vegetation and characteristic roadside hedges combine to 

restrict views across the landscape.     

3.63 To the south west of the Site, towards Chapel Hill and the wider extent of Reading, there 

is limited intervisiblity between these areas and the Site, due to the combination of 

extensive existing built form and the sloping topography of the valley sides.   

3.64 Most of the views in and around the Pang River Valley floor to the west of the Site are 
characterised by linear vegetation lining roads and fields and containing views. Long views 

are infrequent and are limited by the combination of existing vegetation and woodland, 

and flat topography.    
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4.0 DESIGN CONSIDERATION AND LANDSCAPE STRATEGY 

4.1 Following the landscape and visual appraisal of the Site, the following Landscape and 

Visual Opportunities and Constraints for the development on the Site, as illustrated on 

Figure 6: Landscape and Visual Opportunities and Constraints Plan, have been 

identified:  

Site Opportunities and Constraints 

Opportunities 

4.2 Opportunities for development within the Site include: 

• The Site contains existing built form at the Hall Place Farm Equestrian Centre, 

comprising barns, stables, car parking areas and a ménage; 
• The Site contains existing residential development at Hall Place Farmhouse;  

• The Site relates well to adjacent residential development on the northern and 

western edges of Tilehurst; 

• The Site is contained by dense boundary vegetation, which physically and visually 

separates the Site from the wider countryside and North Wessex Downs AONB; and 

• The established vegetation on the boundaries of the Site offers visual screening 

and makes a strong contribution to Green Infrastructure. 

Constraints 

4.3 Constraints to development within the Site include: 

• The Site lies within the North Wessex Downs Area of Outstanding Natural Beauty; 

• A Public Right of Way PROW TILE/7/1 lies outside the Site but immediately adjacent 

to the western boundary; and 

• Hall Place Farmhouse, within the Site, is a Grade II Listed Building.  

4.4 In considering the Landscape and Visual Opportunities and Constraints, it is considered 

that the Site provides the opportunity to sensitively accommodate residential development, 
reflecting the distribution of existing and consented residential development on the 

western edge of Tilehurst, at Little Heath, The Ridings, and Chapel Hill; containing 

settlement within a well-wooded context related to the existing settlement edge, as is 

characteristic of the North Wessex Downs LCT8: Lowland Mosaic, and within that, LCA8A: 

Hermitage Wooded Commons; the Berkshire LCT N: Elevated Wooded Chalk and the LCA 
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N2: Sulham; and the West of Reading Local Landscape Character Area LLCA13E: Little 

Heath Gravel Plateau.    

4.5 Development would be set within a Landscape Framework, based on the existing retained 
boundary vegetation, and supplemented and enhanced with reference to the guidance in 

the relevant landscape character assessment.  This would contribute to a comprehensive 

network of Green Infrastructure and multi functionals spaces; and would provide links with 

the existing PROW network to the north and west of the Site; and assist in strengthening 

the western settlement edge of Tilehurst.   

4.6 Development within the Site would be contained within the robust existing and enhanced 

boundary vegetation and would form a strong relationship to recent development and 

consented development at the edge of the settlement; and would form an appropriate 

robust and defensible extension to the settlement of Tilehurst, on the edge of Reading.  
Whilst not outside the North Wessex AONB, being on the very eastern edge of the AONB, 

and adjoining Reading, residential development in this location would broadly reflect the 

approach promoted in the North Wessex Downs Position Statement on Housing; and would 

be in a location where the AONB is already characterised by settlement.   

Potential Visual Effects 

4.7 The Site comprises an existing residential property, Hall Place Farmhouse, an existing 

equestrian centre, existing barns and stables, an all-weather ménage and arena with 

lighting, car parking areas, and areas of paddocks set within a strong landscape framework 
of vegetation including hedgerows and woodland. The immediate context of views close 

to the Site are of the settled residential fringe of Tilehurst, characterised by existing 

residential areas at Little Heath, Chapel Hill, Clements Mead, and The Ridings. Strong 

linear vegetation is evident along roads and forming field boundaries at the edge of the 

settlement; containing long distance views.  

4.8 Within the Little Heath Gravel Plateau and the wooded slopes, the presence of significant 

vegetation around the Site boundaries, the intervening built form of Tilehurst, and the 

relatively level topography of the plateau, generally combine to restrict and obscure 
visibility into the Site.  

4.9 Open views into of proposed development would be limited to a very short length of PROW 

TILE/7/1, from the very eastern extent of the AONB, where the PROW runs immediately 

adjoining the western boundary of the Site, where there is a gap in the boundary 

vegetation.  Views of proposed development would replace views of the existing 

development on the Site, seen across the paddocks in the western part of the Site.  
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However, views of proposed development could be readily mitigated through the 

reinstatement of the boundary vegetation, through hedge and tree planting, to screen 

views of the proposed development. 

4.10 From Tilehurst to the east and south, high levels of built form and a combination of 

undulating topography and layered vegetation restricts views towards the proposed 

development. The new development at The Ridings immediately to the east of the Site, 

obscures the Site and existing built form from view in views from Chapel Hill, The Ridings 

being located on rising ground and screening proposed development within the Site from 

view.  

4.11 From the network of Public Rights of Way to the west of the Site, within the AONB, 

substantial tall and dense hedgerows and lines of trees form strong field boundaries, which 

contain and shorten views in combination with the generally flat topography of the Little 
Heath Plateau; as a result, there are limited locations from which the proposed 

development would be visible. The proposed supplementary boundary landscaping along 

the western edge of the Site would further reduce and filter visibility of the proposed 

development throughout the year, where visible.   

4.12 From the sloping valley sides to the north and west of the Site, the strong layers of 

vegetation and gently sloping topography continue to combine to restrict and obscure 

views of the Site and limit views of proposed development. 

4.13 From the scarp slopes associated with Mapledurham and the Chilterns AONB to the north 
and north east of the Site, there is no intervisibility with the Site or to proposed 

development, even during the winter, due to the screening elements of the existing built 

form, extensive woodland, linear vegetation, shelter belts and copses, and the robust 

framework of vegetation surrounding the Site.  

4.14 Therefore, overall, there are very limited locations where the entirety of proposed 

development on the Site would be seen from within the surrounding area, and wider North 

Wessex Downs AONB, due to the density and massing of the tall vegetation and woodland 

within the wider area which surrounds and contains the Site throughout the year, even in 
the winter.  

Potential Landscape Effects 

4.15 The Site is located in the nationally designated North Wessex Downs AONB.  However, it 

is located on the very eastern edge of the North Wessex Downs AONB, immediately 

adjoining, and influenced by, the settlement of Reading, and in a landscape character type 
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which is recognised as being densely settled with a rising population due to the proximity 

and accessibility to Reading.  Unlike other areas of the AONB, the Site does not exhibit a 

sense of remoteness or tranquillity, and being light, there is a reduced appreciation of 
dark skies.  Therefore, whilst located within the North Wessex Downs AONB, which is of 

high landscape value, the Site is of medium value.  

4.16 Again, the interconnected woodland blocks and strong hedgerow surrounding the Site, 

which are characteristic of the immediately surrounding landscape, in combination with 

the topography of the level plateau and the sloping valley sides, restrict views and create 

an enclosed character to the Site, and physically and visually separate it from the 

countryside, and the wider North Wessex Downs AONB, to the west.   

4.17 The susceptibility of the Site, which is in part previously developed, to accommodate 

change is considered to be low, as the proposal would replace one type of built 
development, that of an existing Equestrian Centre comprising barns, stables and car 

parking, and ménage, and an existing residential dwelling, to that of another, that is an 

area containing residential development and associated landscaping and open space, 

which would be contained within a high level of physical and visual enclosure. A medium 

value and a low susceptibility combine to give a medium-low sensitivity to change. This 

correlates with the findings of the West of Reading Landscape Sensitivity Study, which 

identified that the Local Landscape Character Area LLCA13E: Little Heath Gravel Plateau, 

in which the Site is located, had an overall medium to low sensitivity to accommodate 
residential development.  

4.18 The proposed development would result in the loss of the grazed paddocks limited to 

within the Site itself; however, the existing boundary vegetation would be retained and 

enhanced, with a buffer provided to the Ancient Woodland on the northern boundary of 

the Site, to create a strong landscape framework within which to accommodate the 

proposed development. 

4.19 Additional infill planting within the western boundary of the Site provides the opportunity 

to improve and enhance the vegetated framework along the PROW TILE/7/1; and reinforce 
the physical and visual enclosure surrounding to the Site. 

4.20 Hall Place Farmhouse would be retained within the proposed development, along with its 

immediate grounds, which would be enhanced by the removal of the all-weather ménage 

and arena, providing an improved setting to the listed building. Several existing red brick 

barns would also be retained and incorporated into the development.   
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4.21 Considering the physically and visually contained nature of the Site; that the Site is not 

currently undeveloped; that there would be no significant loss of boundary vegetation; 

and changes arising from the proposed development would not be uncharacteristic for the 
locality, and would be largely contained within the Site; whilst there would be a medium 

magnitude of change on the Site, there would be a negligible change to the wider 

landscape, of negligible adverse significance.    

4.22 The proposed development would therefore be successfully accommodated within the Site, 

being set within a strong landscape framework, based on the existing retained boundary 

vegetation, and supplemented and enhanced with reference to the guidance in the relevant 

landscape character assessments.   

Response to Landscape Character 

4.23 The Site relates strongly to, and is set within, the settlement edge of Tilehurst.  The 
existing settlement of Tilehurst, as defined by the Settlement Boundary, adjoins the Site 

on its eastern and southern boundaries, with recently constructed residential development 

at The Ridings to the immediate east of the Site, and residential development at Little 

Heath, located to the immediate south and south west of the Site. The context of the Site 

is therefore heavily influenced by the existing surrounding development of Tilehurst which 

lies to the north east, east, south east, south, and south west of the Site. The Site and its 

immediate surroundings are, therefore, settled in character.  

4.24 The Site lies within the North Wessex Downs Area of Outstanding Natural Beauty, and 
there is limited intervisibility with the AONB landscape to the west of the Site due to the 

substantial vegetation that encloses the Site to the north and west, and visually and 

physically separates the Site from the countryside beyond. Within the North Wessex Downs 

AONB, the Site lies within the ‘Hermitage Wooded Commons’ character area, for which the 

overall landscape strategy is to conserve and enhance the enclosed character of the 

landscape, and to restore the hedgerow network to enhance the landscape.    

4.25 Within the Berkshire Landscape Character Assessment, and the West Reading Sensitivity 

Study, the Site lies within the character area ‘N Elevated Wooded Chalk Slopes’, and within 
the ‘Little Heath Gravel Plateau’, which forms the western settlement edge of Tilehurst 

and Reading. The key characteristics of the LCT N Elevated Wooded Chalk Slopes and LCA 

N2 Sulham, as described in the Berkshire Landscape Character Assessment, would be 

retained and would be unaffected by the proposed development. There is an opportunity 

to “conserve and restore” the hedgerows and copses through additional planting to the 

western and eastern boundaries of the Site, and individual tree planting within the Site, 

in accordance with the strategy for the future change to the Elevated Wooded Chalk 
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Slopes; and would reflect the overall Landscape Strategy for the LCAs which is to conserve 

the mixed woodland horizons and slopes, and retain the traditional settlement pattern and 

form, and the sunken lanes, which are characteristic of the area immediately surrounding 
the Site. 

4.26 Additional hedgerow planting along the eastern boundary of the Site is proposed to 

enhance the character of Sulham Hill, which is in keeping with the aspirations of the 

Berkshire Landscape Character Assessment to retain and enhance the character of the 

sunken lanes. The proposed boundary planting would also enhance the character of the 

wooded slopes and would integrate the edge of Tilehurst into the adjacent landscape 

context.   

4.27 The proposed development would create a positive landscape character and sense of place 

to the Site through additional planting which would strengthen the Site boundaries, 
increase the amount of woodland and hedgerow present; and improve and enhance 

connectivity with the existing vegetative framework, which is in line with the aspirations 

of the Berkshire Landscape Character Assessment. 

4.28 The Site is generally well contained by dense and tall hedgerows and woodland blocks, 

although there are small areas of fragmentation and loss within the western boundary of 

the Site, and the eastern boundary is largely open.  The Landscape Strategy for 

development of the Site would reflect the land management objectives set out within the 

Berkshire Landscape Character Assessment for character area N: Elevated Wooded Chalk 
Slopes, and within the West Reading Sensitivity Study Character Area Little Heath Gravel 

Plateau.  

4.29 The landscape strategy for the development of the Site is to create a stronger landscape 

structure within the edge of Tilehurst, and to respect the character of the Elevated Wooded 

Chalk Slopes, through the restoration of hedgerows and field boundaries to help the 

existing and proposed development at the edge of Tilehurst integrate into the landscape, 

and to retain and enhance the wooded horizons.  

4.30 The character of the North Wessex Downs AONB to the west of the Site would be respected 
by enhancing the strong western boundary of the Site to form a robust edge to the 

settlement of Tilehurst, and increase the physical and visual enclosure, and thus separation 

between the AONB landscape to the west, and the settled developed edge of Reading to 

the east.  
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Response to Landscape Policy  

4.31 The design considerations identified in Figure 6: Landscape and Visual Opportunities 

and Constraints Plan, would enable development to positively integrate into the 
landscape character of the area without affecting landscape character or important local 

features, in line with the West Berkshire Core Strategy Area Delivery Plan Policy Area 5: 

North Wessex Downs Area of Outstanding Natural Beauty (AONB), with regard to the 

criteria that “Development will respond positively to the local context, and respect 
identified landscape features and components of natural beauty.”  

4.32 Additionally, the retention and enhancement of existing vegetation, supplemented with a 

comprehensive Landscape Framework and Green Infrastructure Strategy on the Site, would 

comply with Policy CS18 Green Infrastructure, through the proposals to create 

‘multifunctional green spaces’ within a robust landscape framework. 

4.33 The Landscape Strategy for the Site would also comply with Policy CS19 Historic 

Environment and Landscape Character, through responding to the distinctive wooded 

slopes and plateau context, by retaining and enhancing the Site boundary vegetation, and 

creating a robust edge to the settlement of Tilehurst; and by retaining Hall Place 

Farmhouse, in an improved setting. 

4.34 There is also the opportunity to respond positively to the policies for Landscape, as set 

out in the North Wessex Downs AONB Management Plan, by responding to and reflecting 

the existing characteristics of the LCA8A: Hermitage Wooded Commons; and taking 
account of the relevant management objectives. There is also the opportunity to respond 

to the policies for development; having had regard for potential landscape and visual 

impact from the outset; and through adopting a high standard of design, providing 

comprehensive landscaping and enhancing Green Infrastructure, and making reference to 

traditional building styles; and respecting the settlement pattern and distinctive character 

of the North Wessex Downs AONB.   

4.35  The proposed development would therefore be successfully accommodated within the 

Site, being set within a strong landscape framework, based on the existing retained 
boundary vegetation, and supplemented and enhanced with reference, to the guidance in 

the relevant landscape character assessments, and in accordance with landscape policy.             
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5.0 SUMMARY  

5.1 Barton Willmore Landscape Planning and Design (BWLPD) were commissioned in July 2018 

by The Sulham Estate to undertake a landscape and visual appraisal of land at Hall Place 

Farm in Tilehurst, in West Berkshire to support its promotion for residential development, 

of up to 80 dwellings and the conversion and refurbishment of existing buildings into small 

workshop units and a farm shop with associated open space and landscaping.   

5.2 The Site is located on the western edge of Tilehurst, directly to the north of Little Heath 

Road and to the west of Sulham Hill, outwith but adjoining the settlement boundary of 

Reading. The Site is set to the immediate north of Little Heath residential area, and to the 

immediate west of The Ridings residential area. The wider settlement of Reading lies to 

the east and south of the Site and the existing residential development characterises the 

settled fringe context that encompasses the Site and the surrounding area.         

5.3 There is a high degree of enclosure by large woodland and copses and dense linear 

vegetation which contains views across the landscape to the west, and by the dense 
roadside vegetation, which sets the Site within a small scale and enclosed character. The 

settlement of Tilehurst characterises the settled residential fringe landscape and comprises 

a developed context to the immediate east and south of the Site.  

5.4 Clay Copse woodland to the north and north west of the Site is a substantial area of 

woodland which physically and visually contains the Site, and the settlement edge of 

Tilehurst, and provides separation between the settled residential area and the wider North 

Wessex Downs AONB to the north west.  

5.5 The North Wessex Downs AONB landscape to the north and west of the Site has a well 

wooded context with a diverse range of settlements linked by narrow rural lanes, set within 
an undulating valley side landscape. There are large areas of woodland, linear vegetation 

and copses which enclose the landscape and contain and obscure views.  

5.6 The Site comprises an existing equestrian centre with associated barns, stables, shop, car 

parking, and all-weather ménage and arenas, and associated lighting, within the eastern 

part; and relatively level grazed paddocks to the western and northern parts. There is one 

existing residential property within the Site at Hall Place Farmhouse, which is Grade II 

Listed. 

5.7 The Site is located at the edge of the settlement of Tilehurst and is set within a wooded 
context. The existing red brick barns within the Site lie adjacent to the Sulham Hill road 

and form characteristic built elements of the settlement surrounding the Site.         
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5.8 The Site is enclosed by substantial vegetation along and within the Site boundaries to the 

north, west and southern extents, and the immediate adjacent townscape has a settled 

context with residential development set along local roads at Little Heath Road, Sulham 
Hill, and Chapel Hill, within the Tilehurst area of Reading. The existing built form within 

the Site forms part of the settled fringe context of Tilehurst.          

5.9 The Site is located within the easternmost extent of the North Wessex Downs Area of 

Outstanding Natural Beauty (AONB), and has an intimate and enclosed character, with a 

strong wooded character. The North Wessex Downs Area of Outstanding Natural Beauty 

Landscape Character Assessment describes the Site and immediate area as lying within 

the Landscape Character Type LCT8: Lowland Mosaic, and being a “diverse and complex 
landscape” with a “strong woodland character” and is “well settled”. 

5.10 Within LCT 8: Lowland Mosaic, the Site is located within LCA8A: Hermitage Wooded 
Commons, which is described as having the key characteristics of “large, inter-connected 
woodland blocks and strong hedgerow pattern with mature trees, [which] restrict views 
and create a very enclosed landscape”; ”low, wooded horizons”; and “numerous woodlands 
of ancient origin” as being a distinctive element. The overall management objective is to 

conserve and enhance the character of the Hermitage Wooded Commons through the 

conservation and enhancement of ancient and semi-natural woodlands, field patterns and 

hedgerows, and the rural lane network. Opportunities are identified to restore the 

hedgerow network to enhance the landscape, and that the pattern of settlement should 
be maintained.          

5.11 The Site lies within the Berkshire Landscape Character Assessment Landscape Character 

Type (LCT) N: Elevated Wooded Chalk with Slopes, which is described as a distinctive 

chalk-based landscape which includes areas of steep incised slopes and significant areas 

of woodland, with the landscape being influenced by adjoining urban areas, including the 

town of Reading. The area is  “characterised by the presence of woodlands” and being a 

“diverse landscape type with a mixed land use pattern.” The wooded context and the 

rolling and undulating landform, combined with the variety of settlement patterns, creates 
a diverse and variable area, enclosed by woodland and connected by sunken lanes. The 

Character Assessment notes that the “wooded context created by ridge and hill top 
woodlands and wooded slopes and valleys” is a feature of key significance within the 

Landscape Type.     
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5.12 Landscape Character Area LCA N2: Sulham, a sub area of the Elevated Wooded Chalk 

with Slopes, is described in the Character Assessment as a “small area around Tilehurst in 
which the landscape is influenced by the adjoining area of Reading” and that the residential 
estates located on the outskirts of Reading affect the character of the area. The Character 

Assessment further describes the wooded context of the upper slopes and plateau, and 

states that this woodland is “important in integrating Reading into its landscape context”.  

5.13 The West Reading Landscape Sensitivity Study was commissioned by West Berkshire 

Council for the purpose of identifying strategic development sites for the West Berkshire 

Planning Strategy, which would shape future development to build upon the existing 

settlement pattern, without having significant effects upon the character of the area. The 

Study focusses on the urban fringe areas and provides an assessment of the sensitivity of 

the landscapes around the main towns. The Site lies within Local Landscape Character 
Area LLCA13E, Little Heath Gravel Plateau, which has an overall sensitivity of medium to 

low; with views within the Little Heath Gravel Plateau generally contained by the adjacent 

woodland in the adjoining LLCAs; and with the character area being influenced by its close 

proximity to Little Heath, which has resulted in fragmentation and domestic land uses.   

5.14 The Little Heath Gravel Plateau is described as having a distinct landscape pattern which 

differs from the wider plateau and escarpment landscape and is characterised by a pattern 

of small pasture fields, copses and mixed types of development along the plateau top at 

the western edge of Tilehurst.  

5.15 Therefore, the landscape within the vicinity of the Site generally has a settled wooded 

context with extensive areas of woodland and copses enclosing the landscape, and tall 

hedgerows bounding the small to medium scale fields, and creating varying degrees of 

enclosure.  

5.16 The Site relates strongly to, and is set within, the settlement edge of Tilehurst and the 

western edge of Reading. The existing settlement of Tilehurst adjoins the Site on its 

eastern and southern boundaries, with recently constructed residential development at 

The Ridings to the immediate east of the Site, and the residential area of Little Heath to 
the immediate south and south-east of the Site. The context of the Site is therefore heavily 

influenced by the existing surrounding development of Tilehurst which lies to the north 

east, east, south east, south, and south west of the Site. The Site and its immediate 

surroundings are, therefore, settled in character.    
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5.17 The Site is enclosed and contained by dense woodland along the northern and north 

western boundaries, and by tall robust hedgerows along the western and southern 

boundaries, and is set within the wooded slopes and gravel plateau, at the urban edge of 
Tilehurst; therefore, there are limited locations from which the Site can be seen due to 

the screening provided.     

5.18 From the limited number of locations, generally in close proximity to the Site, views 

towards and of the Site are set within the context of, and already influenced by, the 

existing surrounding development that forms the northern and western extents of 

Tilehurst.     

5.19 Overall, there are very limited locations where the entirety of the proposed development 

would be seen from within the Study Area, due to the density and massing of the tall 

vegetation and woodland that is present throughout the surrounding area and that which 
surrounds and contains the Site throughout the year, even in the winter.  

5.20 The proposed development would result in the loss of the grazed paddocks limited to 

within the Site itself; however, the existing boundary vegetation would be retained and 

enhanced, with a buffer provided to the Ancient Woodland on the northern boundary of 

the Site, to create a strong landscape framework within which to accommodate the 

proposed development. 

5.21 Additional infill planting within the western boundary of the Site provides the opportunity 

to improve and enhance the vegetated framework along the PROW TILE/7/1; and reinforce 
the physical and visual enclosure surrounding to the Site. 

5.22 Hall Place Farmhouse would be retained within the proposed development, along with its 

immediate grounds, which would be enhanced by the removal of the all-weather ménage 

and arena, providing an improved setting to the listed building. Several existing red brick 

barns would also be retained and incorporated into the development.   

5.23 Considering the physically and visually contained nature of the Site; that the Site is not 

currently undeveloped; that there would be no significant loss of boundary vegetation; 

and changes arising from the proposed development would not be uncharacteristic for the 
locality, and would be largely contained within the Site; whilst there would be a medium 

magnitude of change on the Site, there would be a negligible change to the wider 

landscape, of negligible adverse significance.    
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5.24 The Site provides the opportunity to sensitively accommodate residential development, 

reflecting the distribution of existing and consented residential development on the 

western edge of Tilehurst, at Little Heath, The Ridings, and Chapel Hill; containing 
settlement within a well-wooded context related to the existing settlement edge, as is 

characteristic of the North Wessex Downs LCT8: Lowland Mosaic, and within that, LCA8A: 

Hermitage Wooded Commons; the Berkshire LCT N: Elevated Wooded Chalk and the LCA 

N2: Sulham; and the West of Reading Local Landscape Character Area LLCA13E: Little 

Heath Gravel Plateau.    

5.25 Development would be set within a Landscape Framework, based on the existing retained 

boundary vegetation, and supplemented and enhanced with reference to the guidance in 

the relevant landscape character assessment.  This would contribute to a comprehensive 

network of Green Infrastructure and multi functionals spaces; and would provide links with 
the existing PROW network to the north and west of the Site; and assist in strengthening 

the western settlement edge of Tilehurst.   

5.26 Development within the Site would be contained within the robust existing and enhanced 

boundary vegetation and would form a strong relationship to recent development and 

consented development at the edge of the settlement; and would form an appropriate 

robust and defensible extension to the settlement of Tilehurst, on the edge of Reading.  

Whilst not outside the North Wessex AONB, being on the very eastern edge of the AONB, 

and adjoining Reading, residential development in this location would broadly reflect the 
approach promoted in the North Wessex Downs Position Statement on Housing; and would 

be in a location where the AONB is already characterised by settlement.   

5.27 The Site also responds positively to the overall landscape strategy for LCA 8A: Hermitage 

Wooded Commons in terms of conserving and enhancing the enclosed character of the 

landscape, and restoring the hedgerow network to enhance the landscape.    

5.28 The key characteristics of the LCT N Elevated Wooded Chalk Slopes and LCA N2 Sulham, 

as described in the Berkshire Landscape Character Assessment, would be retained and 

would be unaffected by the proposed development. There is an opportunity to “conserve 
and restore” the hedgerows and copses through additional planting to the western and 

eastern boundaries of the Site, and individual tree planting within the Site, in accordance 

with the strategy for the future change to the Elevated Wooded Chalk Slopes; and would 

reflect the overall Landscape Strategy for the LCAs which is to conserve the mixed 

woodland horizons and slopes, and retain the traditional settlement pattern and form, and 

the sunken lanes, which are characteristic of the area immediately surrounding the Site. 
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5.29 The proposed development would create a positive landscape character and sense of place 

to the Site through additional planting which would strengthen the Site boundaries, 

increase the amount of woodland and hedgerow present; and improve and enhance 
connectivity with the existing vegetative framework, which is in line with the aspirations 

of the Berkshire Landscape Character Assessment. 

5.30 The character of the North Wessex Downs AONB to the west of the Site would be respected 

by enhancing the strong western boundary of the Site to form a robust edge to the 

settlement of Tilehurst, and increase the physical and visual enclosure, and thus separation 

between the AONB landscape to the west, and the settled developed edge of Reading to 

the east.  

5.31 The proposed development would also positively integrate into the landscape character of 

the area without affecting landscape character or important local features, in line with the 
West Berkshire Core Strategy Area Delivery Plan Policy Area 5: North Wessex Downs Area 

of Outstanding Natural Beauty (AONB), with regard to the criteria that “Development will 
respond positively to the local context, and respect identified landscape features and 
components of natural beauty.”  

5.32 Additionally, the proposed development would comply with both Policy CS18 Green 

Infrastructure, through the proposals to create ‘multifunctional green spaces’ within a 

robust landscape framework; and Policy CS19 Historic Environment and Landscape 

Character, through responding to the distinctive wooded slopes and plateau context, by 
retaining and enhancing the Site boundary vegetation, and creating a robust edge to the 

settlement of Tilehurst; and by retaining Hall Place Farmhouse, in an improved setting. 

5.33 There is also the opportunity to respond positively to the policies for Landscape, as set 

out in the North Wessex Downs AONB Management Plan, by responding to and reflecting 

the existing characteristics of the LCA8A: Hermitage Wooded Commons; and taking 

account of the relevant management objectives. There is also the opportunity to respond 

to the policies for development; having had regard for potential landscape and visual 

impact from the outset; and through adopting a high standard of design, providing 
comprehensive landscaping and enhancing Green Infrastructure, and making reference to 

traditional building styles; and respecting the settlement pattern and distinctive character 

of the North Wessex Downs AONB.   

5.34 The proposed development would therefore be successfully accommodated within the Site, 

being set within a strong landscape framework, based on the existing retained boundary 

vegetation, and supplemented and enhanced with reference, to the guidance in the 

relevant landscape character assessments, and in accordance with landscape policy.
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APPENDIX 3 

NPPF, AONB Management Plan and West Berkshire Landscape Character Assessment 

 

 



UPDATED NPPF, AONB MANAGEMENT PLAN AND WEST BERKSHIRE LANDSCAPE CHARACTER 
ASSESSMENT 

 

National Planning Policy Framework (2019) 
 
 

2.1 Updated reference to the NPPF (2019) is set out below. 

2.2 The NPPF aims to provide one concise document that sets out the Government’s planning policies 

for England by replacing previous Planning Policy Guidance (PPGs) and Planning Policy Statements 

(PPSs). It aims to provide a planning framework within which the local community and local 

authorities can produce distinctive local plans which respond to local needs and priorities.  

2.3 The National Planning Policy Framework (NPPF) promotes a presumption in favour of sustainable 

development, defined as “m eet ing  the  needs  o f  t he  p resent  w i thout  com prom is ing  the 
ab i l i t y  o f  fu tu re  genera t ions  t o  m eet  the i r  ow n  needs” , and providing it is in accordance 

with the relevant up-to-date Local Plan, and policies set out in the NPPF including those identifying 

restrictions with regard to designated areas, such as National Parks, Areas of Outstanding Natural 

Beauty (AONB) and Green Belt. 

2.4 In relation to conserving and enhancing the natural environment, Paragraph 170 notes that the 

planning system should contribute to and enhance the natural and local environment by:  

 
a )  “prot ect i ng  and  enhanc ing va lued  landscapes , s i t es  o f  b iod ivers i t y  o r  

geo log ica l  va lue  and  so i l s  ( in  a  m anner  com m ensura te  w i th  t he i r  
s t a tu tory  s t a tus  or  i den t i f i ed  qua l i t y  i n  t he  deve lopm ent  p lan) ;  

b)  recogn is i ng  the  i n t r i ns i c  charact er  and  beauty  o f  t he  count ry s ide, 
and  t he  w ider  benef i t s  f r om  nat u ra l  cap i t a l  and  ecosys tem  serv ices  –  
inc lud ing the econom ic  and ot her  benef i t s  o f  t he best  and m ost  
versa t i l e  agr i cu l t u ra l  l and, and  of  t r ees  and  w ood land;  

c)  m ain ta in ing the character  o f  t he  undeve loped  coast , w h i l e  im prov ing 
pub l i c  access  t o  i t  w here app ropr ia te ;  

d)  m in im is ing  im pact s  on  and  p rov id ing  net  ga ins  fo r  b iod ivers i t y , 
inc lud ing by  es tab l i sh ing  coheren t  eco log ica l  netw ork s  tha t  a re  m ore 
res i l i en t  t o  cu r ren t  and fu tu re  p ressures;  

e)  prevent ing  new  and  ex is t i ng  deve lopm ent  f rom  cont r i bu t i ng  to , 
be ing pu t  a t  unacceptab le r i sk  f rom , or  be ing  adverse ly  a f fected  by , 
unacceptab le  l eve ls  o f  so i l , a i r , w at er  o r  no ise po l l u t ion  o r  l and  
ins tab i l i t y . Deve lopm ent  shou ld , w herever  poss ib le , he lp  t o  im prove 
loca l  env i ronm enta l  cond i t i ons  such  as  a i r  and  w ater  qua l i t y , t ak ing  
in to  account  re l evant  i n form at ion  such  as  r i v er  bas in  m anagem ent  
p lans; and  

f )  rem ed ia t i ng  and m i t i ga t ing  despo i l ed , degraded, dere l i c t , 
con tam inated and  uns tab le land, w here  app ropr ia t e” . 

 



2.5 Paragraph 171 sets out that plans should: “ d i s t ingu ish  betw een t he  h i era rchy  of  
in t e rnat i ona l , na t i ona l  and loca l l y  des ignated s i t es ; a l l oca t e  land w i th  the  l eas t  
env i ronm enta l  or  am en i t y  va lue, w here cons i s t en t  w i t h  o ther  po l i c ies  i n  th i s  
Fram ew ork ; t ak e  a  s t ra teg ic  approach  to  m a in ta in ing and enhanc ing netw ork s  o f  
hab i t a t s  and green  i n f ras t ructu re ; and  p lan  for  t he  enhancem ent  o f  na tu ra l  cap i t a l  a t  a  
ca t chm ent  o r  landscape sca le  across  loca l  au tho r i t y  boundar i es” . 

2.6 Paragraph 172 states: 

“Great weight should be given to conserving and enhancing 
landscape and scenic beauty in National Parks, the Broads and Areas 
of Outstanding Natural Beauty, which have the highest status of 
protection in relation to these issues. The conservation and 
enhancement of wildlife and cultural heritage are also important 
considerations in these areas, and should be given great weight in 
National Parks and the Broads. The scale and extent of development 
within these designated areas should be limited. Planning 
permission should be refused for major development other than in 
exceptional circumstances, and where it can be demonstrated that 
the development is in the public interest. Consideration of such 
applications should include an assessment of: 

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

any detrimental effect on the environment, the landscape and 
recreational opportunities, and the extent to which that could 
be moderated.” 

 

2.7 In order to ensure that it promotes good design, the NPPF sets out at Paragraph 127 that policies 
and decisions should make sure that developments: 

a )  “w i l l  funct i on  w el l  and add t o  the  overa l l  qua l i t y  o f  t he  a rea , not  jus t  
for  t he  sho r t  t e rm  but  over  the  l i f e t im e of  t he  deve lopm ent ;  

b)  are v i sua l l y  a t t ract iv e as  a  resu l t  o f  good  a rch i t ectu re , layout  and  
appropr ia t e  and ef fec t ive  landscap ing;  

c)  are  sym pathet i c  t o  l oca l  charact er  and  h is t ory , inc lud ing  the  
su r round ing  bu i l t  env i ronm ent  and  landscape set t ing , w h i le  not  
prevent ing  or  d i scourag ing  appropr ia t e innovat i on  or  change (such  
as  i ncreased  dens i t ies ) ;  

d)  estab l i sh  or  m a in ta in  a  s t rong  sense  o f  p la ce, us ing  the  a r rangem ent  
o f  s t r eet s , spaces , bu i ld ing  t ypes  and  m ater ia l s  t o  c rea te  a t t ract i ve, 
w elcom ing  and d is t in c t ive  p laces  t o  l i v e, w ork  and  v i s i t ;  

e)  opt im ise  the  poten t ia l  o f  t he s i t e  t o  a ccom m odate  and  susta in  an  
app ropr ia t e am ount  and  m ix  o f  deve lopm ent  ( inc lud ing  green  and  



other  pub l i c  space)  and  suppor t  l oca l  fac i l i t i es  and t ranspor t  
netw ork s; and  

f )  crea t e p la ces  tha t  a re  sa fe, i nc lu s ive  and access ib l e  and  w h ich  
prom ote  hea l th  and  w el l -be ing , w i th  a  h igh  s t andard  o f  am en i t y  for  
ex i s t ing  and fu tu re users ; and  w here  cr im e and  d iso rder , and  the fear  
o f  c r im e, do  not  underm ine t he qua l i t y  o f  l i f e  o r  com m un i t y  cohes ion  
and  res i l i ence.”  
 
 

2.8 Paragraph 98 requires that planning policies and decisions should protect and enhance public 

rights of way and access, including taking opportunities to provide better facilities for users, for 

example by adding links to existing rights of way networks including National Trails. 

2.9 With regard to the Site, TIL 18, and its location within the North Wessex Downs AONB, there is 

no significant difference between the NPPF 2019 and the 2012.  

North Wessex Downs AONB Management Plan 2019 – 2024 
 
 

2.10 Updated reference to the North Wessex Downs AONB Management Plan is Set out below. 

2.11 The Landscape and Visual Appraisal (December 2018), included in Appendix 2, makes reference 

to the North Wessex AONB Management Plan (2014-2019), at Paragraphs 2.32 to 2.41.  Since 

then, the updated North Wessex AONB Management Plan (2019 – 2024) has been adopted setting 

out the objectives and policies to help conserve and enhance the nationally important landscape. 

The main updates and differences between these two management plans in relation to landscape 

are set out below. 

2.12 Thematic chapters describe and explain the special qualities that make the North Wessex AONB 

landscape unique, are similar to the 2014-2019 Management Plan version, and include: Landscape; 

Rural Land Management; Biodiversity; Historic Environment; Natural Resources; Development; 

Communities; and Tourism, Leisure and Access; with the addition of ‘Rural’ with reference to Land 

Management, and the introduction of ‘Access’ to the Leisure and Tourism aspect. 

2.13 The Vision for the North Wessex Downs 2019-2024 also has some new additions which are 

underlined below: 

“Vast, dramatic, undeveloped and distinct chalk downlands with 
nationally significant areas of semi-natural chalk grassland, 
contrasting with well-wooded plateaux, arable lands and intimate 
and secluded valleys, all rich in wildlife and cultural heritage; a high 
quality landscape of national and international significance which 
persists in increasingly urbanised surroundings; where people live, 
work and relax; where visitors are welcomed and contribute to a 



vibrant rural economy; and access to which supports the health and 
wellbeing of local residents and visitors alike.” 

2.14 Chapter 2 addresses Theme 1 Landscape.  The updated AONB Management Plan still defines the 

Landscape Character Types as per the 2014-2019 version, and these Landscape Character Types 

are identified as special qualities of the AONB Landscape. The Site, TIL 18, still sits within: The 

Lowland Mosaic, with the descriptions for this area remaining the same as set out in Paragraph 

2.34 of the LVA 2018.  

2.15 The Landscape Special Quality of The Lowland Mosaic are set out as: 

“The Lowland Mosaic, curving around Newbury and the lower 
Kennet Valley has a varied geology of clays, silts and sands giving 
rise to a diverse mix of soils and, in turn, a mosaic of ancient semi-
natural woodlands, plantations, remnant heathland and more open 
farmland areas where sunken lanes heighten the sense of 
seclusion.” 

2.16 The Key Issues, Objectives and Policies for the AONB Landscape remain largely unchanged.   

2.17 The Key Issues, relevant to the Site, TIL 18, as set out are: 

“Key issues with the potential to have significant influence on the 
AONB’s Landscape Special Qualities: 

The potential for development beyond the AONB boundary to 
visually damage or undermine the scale and critical qualities 
of landscape character areas. 

g) The need to conserve and enhance the remote, secluded and 
relatively undeveloped character of more enclosed and 
intimate landscapes, including the character of the lanes. 

The need for appropriate woodland management, including the 
viable use of timber products, particularly for fuel. 

Encouraging restoration of wood pasture landscapes, husbandry 
and ecology and ensuring future veteran tree succession. 

The dominance of roads, in particular the impact of traffic noise, 
external lighting, road signs, insensitive materials and clutter 
on landscape character and people’s experience of the 
landscape as they travel through it. 

The need to maintain the pattern of discrete villages set within a 
quiet rural landscape, ensuring that the views to the 
surrounding dramatic scarps are undamaged. 

o) Intense pressure for development throughout the AONB and 
its setting that threatens the character and quality of its 
landscape and risks merging of small settlements, 
encroachment by larger settlements and changes to the scale 
and nature of development boundaries. 



The need to protect and enhance historic sites, buildings and 
landscapes and their setting.” 

 

2.18 For the Key issues, with regard to development pressure, this has been expanded as follows:  

“intense pressure for development throughout the AONB and its 
setting that threatens the character and quality of its landscape and 
risks merging of small settlements or encroachment by larger 
settlements and changes to the scale and nature of development 
boundaries.”  

2.19 With regard to Objectives for Landscape, Objective S.01 has been expanded to reference 

tranquillity, setting and focus, as follows: 

“S.01 Maintain and enhance the tranquillity and distinctive 
landscape character of the North Wessex Downs and its setting with 
a focus on the contribution from agriculture and forestry, 
development and infrastructure.” 

2.20 In Chapter 7, Theme 6 Development, the updated AONB Management Plan makes reference to the 

NPPF (2018) and stresses that ‘great weight’ should be given to conserving landscape and scenic 

beauty of the AONB, and that these designated areas have the highest status of protection in 
relation to these attributes. 

2.21 The Special Qualities relevant to Development are set out as:  

The sense of remoteness and tranquillity that comes from an 
undeveloped and rural quality with only limited human intervention, 
containing typically modest villages with distinctive and ancient 
settlement patterns: 

The Low land  M osa ic  rem a ins  one o f  t he m ost  dense ly  set t led  
Landscape Cha racte r  Types , w i th  a  d iverse range of  
set t lem ent s  rang ing  f rom  la rge  m anor  houses , v i l l ages , 
num erous ham let s  and l ines  o f  houses  a long  the roads  and  
lanes . 

 
Distinctive architectural styles that vary throughout the AONB but 
within specific areas create a sense of place and vernacular local 
character due to the availability of local building materials and 
traditional building styles. This includes traditional knapped flint 
and brick, timber-framed farm buildings, thatch and tiled roofs, use 
of Sarsen Stone, blue flint and tile, and clunch and cobb walls. 

A sparse road network, but with good access from a number of 
economically significant towns such as Swindon, Andover, 



Whitchurch, Basingstoke, Reading, Devizes, Newbury and Didcot, 
resulting in an economy that is largely ‘outward looking’ towards 
these ‘boundary towns’ and beyond. 

Within the North Wessex Downs, the traditional land based and 
rural economy contrasts with a growing high tech and creative 
sector. 

2.22 The Key Issues relevant to potential development on the Site, TIL 18, as set out, are: 

a) “The threat of expansion of the main urban areas just beyond 
the boundary of the North Wessex Downs – including the 
main centres of Swindon, Wantage, Didcot, Reading, 
Newbury, Basingstoke, Andover and Devizes, for example – 
creating urban fringe pressures and impact on the setting of 
the AONB. 

d) The loss of rural character through suburbanising influences 
from new development (new fencing, lighting, signage, 
parking areas, paved footpaths, loss of native hedgerows and 
creation of new garden areas). 

New housing developments on greenfield sites. 
g) Impact on dark skies and tranquillity of high-powered 

external lighting, especially where poorly directed or in an 
exposed location (not usually subject to planning control). 

h) Potential for certain forms of development to intrude on the 
wider landscape, including masts, pylons, wind turbine 
developments, photovoltaic schemes, and minerals and waste 
schemes, threatening the landscape quality, heritage assets, 
and the sense of remoteness and tranquillity. 

j) Unsuitable development of redundant previously developed 
and part-developed sites within the North Wessex Downs, 
especially redundant airfields and military sites (e.g. 
Wroughton), and the impact upon landscape quality and 
heritage assets. 

m) Impact from equestrian uses and structures generally where 
new development is expansive in area, in greenfield 
locations, poorly designed and/or located on exposed sites.” 
 

2.23 Within this chapter there is expanded text on remoteness, tranquillity and special perceptual 
qualities, at Paragraph 7.15 and 7.16, setting out that: 

“7.15 The sense of remoteness and tranquillity is fundamental to 
the character of the North Wessex Downs AONB. It is central to the 
enjoyment and appreciation of the landscape. Dark night skies in 
the AONB contrast dramatically with surrounding urban areas. The 
absence of artificial light allows the full majesty of the night skies 
and stars to be appreciated unimpeded by the night time glow of 
our major urban areas. Light pollution can impact on wildlife, such 
as foraging bats. In some parts of the area there is already an 
ambient level of noise associated with transport networks and 
machinery. A certain level of activity and noise will always be 



expected within a largely farmed landscape and within the urban 
areas of the region. 

7.16  These special perceptual qualities are fragile and under threat 
from a combination of factors, including major development, such 
as wind turbines, intruding into the open downland. Concerns raised 
by local residents and users of the landscape over loss of these 
special perceptual qualities will inform decisions on particular 
development proposals. New uses or new developments that 
individually or cumulatively result in a material increase in lighting, 
noise and or activity into the countryside are likely to be opposed.” 

2.24 In addition, the Green Infrastructure Section 7.22 has been expanded and reworded, with the 

additions and changes underlined, stating as follows:   

“‘Green Infrastructure’ (GI) is the network of multi-functional open 
spaces and other environmental features, including parks and 
gardens, woodlands, green corridors, watercourses and water 
bodies (‘blue spaces’), street trees and open countryside. There is 
an opportunity for new development to secure and enhance the 
area’s GI network, including through the CIL. This will support the 
sustainable management of natural resources; the delivery of 
sustainable development; biodiversity enhancement through 
habitat connectivity; local flood management; and the provision of 
opportunities to improve health and wellbeing through access to 
green and blue spaces. Schemes that improve links, including in 
particular public rights of way, for walkers, cyclists, riders, and 
carriage drivers, as well as securing biodiversity and landscape 
enhancements, will be supported. Where appropriate, new and 
existing GI features should provide the greatest range of functions 
possible to maximise benefits for people and wildlife.” 

2.25 With reference to the AONB Special Qualities: Development, the text remains the same, as set out 

in Paragraph 2.38 of the LVA 2018 included in Appendix 2; as do the Key Issues relevant to the 

Site, TIL 18, as referred to in Paragraph 2.40 of the LVA.  The relevant Polices for Development 
also remain largely unchanged with only minor adjustments to the wording to those set out in 

Paragraph 2.41 of the LVA 2018.  

2.26 An additional policy, Policy DE 06, in included, and is relevant to, stating the following:  

“Encourage, support and promote the expansion of ‘net gain’ 
principles developed for biodiversity, to apply to wider natural 
capital assets, including in particular to landscape and natural 
beauty.” 



2.27 In Chapter 9, Theme 8 Tourism, Leisure and Access, much of the general text referring the Rights 

of Way and Access is the same with a new headline referring to Strategic Development in Relation 

to the ‘London City Region’ added. In para 9.15 it states: 

“The North Wessex Downs is a partner in SEPLG, sharing the seven 
key objectives in the Group’s 25 year vision in relation to the 
protected landscapes of the London City Region to: 

conserve  the i r  i n t r i ns i c  va lue; 
recogn ise t he i r  ecosys tem  va lue; 
m a in ta in  na t u ra l  bu f fers ; 
im prove access  and  connect ions; 
prom ote  appropr ia t e j obs  and  indust ry ; 
suppor t  phys ica l  and  m enta l  hea l th  and  w el lbe ing ; and  
engage s tak eho lders  and  w ork  together .”  

 

2.28 Those above with relevance to landscape matters and which can be accommodated or 

demonstrated within the Hall Place Farm proposals are underlined.  

2.29 With regard to Tourism, Leisure and Access, a new policy, Policy TLA 16, has been included which 

states:  

“Recognise and protect those areas which are too sensitive to 
intrusion or disturbance, for example archaeologically or 
ecologically, for the promotion of public access.” 

2.30 This is relevant to the Ancient Woodland on the Site, TIL 18, which requires a buffer for protection, 

and any proposals should be designed so as not to increase or encourage unmanaged public access 

into the Ancient Woodland, as this can be harmful to the ground flora of the Ancient Woodland. 

Landscape Character Context 

National Landscape Character Assessment 

2.31 The Site, TIL 18, is located at the western extent of NCA 115: Thames Valley, with NCA 110: 

Chilterns in close proximity to the north, and NCA 129: Thames Basin Heaths in close proximity to 

the west, as shown on Figure 3: Landscape Character Plan.  

2.32 A summary description of the NCA 115 Thames Valley is set out in Section 2.0, Paragraphs 2.51 
to 2.57, in the Landscape and Visual Appraisal included in Appendix 2, with the identified key 

characteristics set out in Paragraph 2.58.  



2.33 Brief summaries of NCA 110: Chilterns and NCA 129: Thames Basin Heaths are provided in 

Paragraphs 2.59 to Paragraph 2.62.  

West Berkshire Landscape Character Assessment, August 2019 

2.34 The West Berkshire Landscape Character Assessment, August 2019, prepared by Land Use 

Consultants (LUC) provides a review of, and an update and consolidation of, West Berkshire’s  

existing landscape evidence base with reference to: 

Newbury District Council District-Wide Landscape Assessment 

(Landscape Design Associates, 1993). 

North Wessex Downs Area of Outstanding Natural Beauty Integrated 

Landscape Character Assessment (LUC, 2002). 

Berkshire Landscape Character Assessment (LUC, 2003). 

 

2.35 The North Wessex Downs Area of Outstanding Natural Beauty Integrated Landscape Character 

Assessment and the Berkshire Landscape Character Assessment have been referred to in the 

Landscape and Visual Appraisal included in Appendix 2, at Paragraphs 2.63 to 2.68 and 2.69 to 

2.78 respectively. 

2.36 With regard to the purposes of the updated Landscape Character Assessment (LCA) for West 

Berkshire, it: 

“ P rov ides  a  com prehens ive and  up  to  da te l andscape charact er  
assessm ent  for  a l l  l and  ou t s ide  def i ned set t lem ent  bounda r i es  in  
W est  B erk sh i re ; 
Ensures  tha t  an  under s tand ing o f  t he charac ter  o f  t he  landscape can  
be  used  as  a  pos i t i ve  t oo l  t o  m anage change by  prov id ing  a  
f ram ew ork  fo r  in form ed  dec is i ons  t o  be  m ade; 
P rov ides  a  robust  ev idence  base  for  m ore  deta i l ed  s i t e  spec i f i c  
landscape sens i t i v i t y  and  capac i t y  s tud ies; 
Fac i l i t a t es  the  p rot ect ion  and  enhancem ent  o f  va lued  landscapes  i n  
accordance  w i t h  t he  Nat iona l  P lann ing  P o l i cy  Fram ew ork ; 
Form s  a  sound  ev idence  base  for  t he im p lem enta t i on  o f  t he W est  
Berk sh i r e Loca l  P lan  to  2026 , and  for  t he  rev i ew  o f  t he  W est  
Berk sh i r e Loca l  P lan  t o  2 036  and suppor t ing  t he  landscape 
charact er  po l i c ies  w i th in  i t .”  

 

2.37 The Site, TIL 18, is located within, but on the very eastern edge of Landscape Character Type WC: 

Elevated Wooded Chalk with Slopes, and specially within Landscape Character Area (LCA) WC2: 



Sulham Elevated Wooded Chalk with Slopes, as illustrated on Figure 3A: Landscape Character 

Plan.   

2.38 However, the Landscape Character Assessment notes, at Paragraph 5.3, that “ in  r ea l i t y  
landscape character  o f t en  does  not  change abrupt l y  a t  t he boundar ies , bu t  d i sp lays  
som e degree  o f  t r ans i t ion  f rom  one Cha racter  A rea  o r  Type to  ano ther . W hen  us ing t he  
assessm ent  t o  cons ider  a  l oca t i on  w i th  som e p rox im i t y  t o  a  boundary  i t  i s  t herefore  
im por tan t  t o  a l so  l ook  a t  t he  assessm ent  fo r  t he ne ighbour ing  a rea” . 

2.39 LCA WC2: Sulham Elevated Wooded Chalk with Slopes is summarised as: 

“This small area on the western edge of Reading has an undulating 
chalk topography with a steep slope dropping from the east to the 
west of the area. The slope is densely wooded, while on flatter 
ground there is extensive arable agriculture with larger fields; 
elsewhere smaller pasture fields remain. The area is sparsely 
settled, with the small village of Sulham and scattered farms. An 
out of town retail centre is located adjacent to the M4 and A4 at the 
southern edge of the character area. Where the ground is elevated 
it provides extensive views, but overall the wooded character make 
it feel enclosed.” 

2.40 It is noted that “ the m ajor i t y  o f  t he  charact er  a rea  i s  w i th in  the Nor t h  W essex  Dow ns  
AONB , ex cept ing  som e areas  im m ed ia te l y  ad jacent  t o  t he  u rban  edge of  R ead ing . To  
the w est , t he land f la t t ens  in t o  t he  va l ley  bo t tom  of  t he  R iver  P ang (LCA  A3 ) . The edge 
of  R ead ing form s  the easte rn  boundary . The va l l eys  o f  t he  R iver  Tham es  and  the R i ver  
K ennet  form  the  nor t hern  and sou thern  boundar i es  respect i ve l y ” . 

2.41 The Site, TIL 18, is on the very edge of LCA WC2: Sulham Wooded Chalk with Slopes, immediately 

adjacent to Reading; with land to the south being within both LCA WC2 and the North Wessex 

Downs AONB, and land to the North Wessex Downs, and land to the immediate north and east 

being within LCA WC2 but outwith the North Wessex Downs AONB. 

2.42 The key characteristics are set out as: 

“1) Steeply sloping landform, underlain by upper chalk geology 
The area is characterised by a steep slope running north-south, with 
more elevated land in the east. Elsewhere, the landform is gently 
undulating. The geology of the area is upper chalk, overlain in parts 
by Reading beds and London clay. 

2) Land use is primarily mixed farmland and woodland, with some 
historic parkland 



Arable farming has created larger fields, with occasional smaller 
fields retained as pasture. A large band of interconnected mixed 
woodland runs in a broad dense strip along the steeper ground. 
Some woodlands are commercially managed conifer plantations. 
Field origins are medieval or post-medieval assarting of woodland; 
creating enclosed irregular pasture or arable fields. In the west of 
the character area field amalgamation has created larger fields. 
Purley Park introduces a historic estate character in the west of the 
area. 

3) Semi-natural grassland and woodland along the ridgeline 
contribute to natural character 

Woodland concentrated along the central ridge slope includes areas 
of ancient semi-natural woodland, a number of which are 
designated as Local Wildlife Sites. Within the farmed landscape 
there are areas of lowland calcareous grassland. The network of 
hedgerows and occasional in-field ponds also contribute to the 
natural character of the area. 

4) Time-depth given by the estate landscape of Purley Park and 
historic farms 

The estate at Purley Park Registered Park and Garden (Grade II*) 
is an 18th century formal landscape park which contains a number 
of Listed Buildings. Elsewhere, there is a scattering of historic farm 
buildings constructed in a traditional vernacular, a number of which 
are Listed Buildings. 

5) Sparsely settled with scattered farms and houses and the village 
of Sulham 

Settlement is limited to the village of Sulham which is nucleated 
around a flint church, manor houses (including the Grade II* Purley 
Hall) and scattered historic farms. Red brick is the principle building 
material here. Surrounding the east of the character area are the 
outskirts of Reading and Purley on Thames, which sometimes 
encroach into the area including. There is an out of town retail and 
employment area at the Calcot M4/A4 junction. 

6) Access via occasional rural lanes and a dense network of public 
rights of way 

Roads are limited to occasional rural lanes which cross the 
character area. A good network of footpaths and bridleways provide 
access, many of which are based historic routes and form part of the 
Berkshire Circular Routes. The M4 runs along the south west of the 
character area and introduces movement and noise. 



7) There are expansive views from elevated areas, although 
woodland can create a sense of enclosure 

Extensive views are experienced from some vantage points and are 
particularly prominent from the western edge of Sulham Wood, 
which looks out over the Pang Valley. Other areas have a sense of 
enclosure due to the densely wooded character. The wooded 
skylines are prominent above the adjacent valley landscapes. There 
are views north across the Thames to prominent ridges including 
Boze Down. 

8) Strong rural character despite close proximity of urban 
development 

An aesthetically pleasing rural landscape with a strong sense of 
tranquillity, although there can be urban fringe influences 
immediately adjacent to the urban edge or major infrastructure 
including the M4” 

2.43 With regard to Valued features and Qualities, the following is noted: 

“1) Part of the nationally designated landscape of the North Wessex 
Downs AONB. 

The majority of this character area forms part of the nationally 
designated landscape of North Wessex Downs AONB. Special 
qualities of the landscape which underpin the designation include 
the presence of country houses and landscaped parks and gardens, 
broadleaved woodland and wood pasture habitat and a sense of 
remoteness and tranquillity30. 

2) Strong wooded character, including ancient woodland 

The dense woodland along the ridge includes many areas of 
woodland which are designated as Local Wildlife Sites for their 
conservation value. The wooded skylines of the ridge provide a 
setting and prominent backdrop to settlements within the adjacent 
Pang Valley, including the village of Sulham. 

3) Valued area for recreation 

Extensive public rights of way connect the landscape to nearby 
centres of population, providing opportunities for informal 
recreation. These include the Berkshire Circular Routes trail. 

4) Strong rural character and sense of tranquillity and wooded 
setting 



This is especially valued given the close proximity of the urban 
edges of Reading. The sense of enclosure provided by the frequent 
woodland and the winding rural lanes which cross the landscape 
result in the perception of the area being far removed from the 
nearby urban environment. The wooded slopes provide an important 
setting to the wider urban area help integrate Reading within its 
landscape context. 

5) Historic features including parkland 

Historic features in the landscape contribute to the sense of time-
depth experienced in this area. The designed parkland of Purley Hall 
originates from the early 18th century and introduces a historic 
estate character to the landscape. Fields are generally medieval in 
origin, although many have been modified to accommodate modern 
agriculture, diluting historic field patterns. 

6) Extensive views from vantage points 

Where woodland cover allows, there is inter-visibility with other 
areas of high ground within the AONB including Boze Down to the 
north” 

2.44 With regard to Detractors, these are noted as: 

“1) Ongoing development pressure 

Due to its proximity to Reading the character area is under 
continued development pressure. New development in the north of 
the area near Purley on Thames and in the south adjacent to the A4 
has encroached into the character area. Land uses associated with 
the urban area, including recreation grounds, schools and retail 
areas can create an urban fringe character in the otherwise strongly 
rural landscape. 

2) Changes in farming practices 

Intensification of arable agriculture has led to change in character, 
with the removal or alteration of field boundaries and other features 
such as in-field ponds. Reduction of livestock numbers can result in 
an increase in scrub encroachment and poorly managed field 
boundaries. Close to the urban area, there is likely to be ongoing 
pressure for hobby farms and horse paddocks. 

3) Lack of appropriate woodland management in some areas 

Some woodlands are lacking in appropriate management. This is a 
particular issue for those with ancient semi-natural origin which 



would traditionally be coppiced or managed as wood pasture. The 
clear felling of plantations has had a negative impact on the visual 
qualities of the area. 

4) Increase in traffic on rural roads 

There is pressure on the network of rural lanes from traffic using 
them to access the urban area which creates noise pollution and a 
loss of tranquillity in the rural landscape. As a result, there may be 
a possible need for road improvements (e.g. road widening or 
increased signage) that could degrade the character of the area. 

5) Intrusion of the M4 and large commercial buildings on rural and 
tranquil qualities 

The M4 runs along the south west edge of the character area and 
creates noise and visual disturbance in the landscape. Large 
structures within a retail park also occupy the southern part of the 
character area and introduce urbanising features into the 
landscape.” 

2.45 With regard to a Landscape Strategy, the following objectives are set out: 

1) Conserve and enhance the special qualities of the nationally 
designated landscape of the North Wessex Downs AONB 

Conserve and enhance the valued features of the North Wessex 
Downs AONB, including its historic parklands and dense woodland. 
Restore and enhance any features which have been lost or 
degraded. Ensure that changes in the landscape including land use 
change and development are sensitively sited and designed so as 
not to detract from the special qualities of the landscape. 

2) Protect and enhance important semi-natural habitats 

Protect and enhance areas which are valued for nature 
conservation, including the numerous Local Wildlife Sites. Conserve 
and enhance other features which contribute positively to the 
natural character of the area, including in-field ponds, hedgerows 
and hedgerow/in-field trees. 

3) Promote appropriate woodland management and creation 

Seek to manage woodlands using traditional practices such as 
coppicing. Diversification of plantation woodlands and planting of 
native broadleaved trees and mixed stands also serve as good 
opportunities to enhance the woodland character of the area. 
Selective tree felling rather than clear felling should be encouraged 



in plantations to avoid cleared areas that are discordant with the 
surrounding area. 

4) Conserve rural character and role as wooded setting to Reading 

The sparse and dispersed settlement nature of the area should be 
conserved where possible, to avoid gradual merging and 
coalescence with the nearby suburban areas. The visual impact of 
urban fringe areas on the character area should be screened using 
existing features including the woodland. Any new development 
should be in-keeping with the existing settlement pattern and 
vernacular. 

5) Conserve the valued historic features of the landscape 

Conserve parkland areas by continuing their active management, 
including the planting of new parkland trees. Views of parkland 
should also ideally remain visible from the surrounding area as a 
positive feature of the landscape. Ensure that any modifications to 
historic farm buildings within the landscape do not detract from 
their character. 

6) Conserve characteristic winding lanes and extensive public rights 
of way 

Maintain extensive public rights of way to allow the continued 
recreational use of the area and minimise road improvements that 
may degrade the rural quality of the area. Avoid the use of 
standardised and intrusive urban materials, street furniture, 
lighting and signage whenever appropriate. 

7) Conserve important views and vantage points and role as wooded 
setting to Reading and the Pang valley 

Ensure that important views and vantage points are not obstructed, 
in particular those areas which allow inter-visibility with other high 
points in the North Wessex Downs AONB and consider change in the 
context of its role as a wooded setting to the Pang Valley and 
Reading, e.g. conserving undeveloped skylines.” 

Landscape Sensitivity Study: West Reading (April 2009) 

2.46 The West Reading Landscape Sensitivity Study was commissioned by West Berkshire Council for 

the purpose of identifying strategic development sites for the West Berkshire Planning Strategy, 

which would shape future development to build upon the existing settlement pattern, without 



having significant effects upon the character of the area. The Study focusses on the urban fringe 

areas and provides an assessment of the sensitivity of the landscapes around the main towns.       

2.47 The Site, TIL 18, lies within Local Landscape Character Area LLCA13E Little Heath Gravel Plateau, 
which has an overall sensitivity of medium to low.  The sensitivity study states that views within 

the LLCA13E Little Heath Gravel Plateau are generally contained by the adjacent woodland in 

LLCA14I Purley Plateau Edge and LLCA14J Tilehurst Plateau Edge, and that the character area is 

influenced by its close proximity to Little Heath, which has resulted in fragmentation and domestic 

land uses.   

2.48 The Landscape Sensitivity Study: West Reading (April 2009) is set out in the LVIA Section 2.0, 

Paragraphs 2.79 to 2.83.   

 



ILLUSTRATIVE MATERIAL 

Figure 1A: Site Context Plan  

Figure 3A: Landscape Character Plan 
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