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1.0 Introduction 
1.1. This Residential Visual Amenity Assessment (RVAA) concerns the proposed Sunny Oaks 

Renewable Energy Park at Whiterails Road, Wootton, Isle of Wight for a solar renewable energy 
project and natural landscaping. This study provides an assessment of the effects on the visual 
component of residential amenity from private residential properties located close to the 
Proposed Development.  

1.2. This approach differs from the separate Landscape and Visual Impact Assessment (LVIA) 
(submitted as part of this application) which identifies and assesses the likely significance of 
effect of the Proposed Development on the visual amenity of public receptors (as well as the 
effects on landscape resource and landscape character). The Guidelines for Landscape and 
Visual Impact Assessment (3rd Edition) (GLVIA3), published jointly by the Landscape Institute and 
the Institute of Environmental Management and Assessment in March 2013 clarifies this:  

“Effects of development on private property are frequently dealt with mainly through 
‘residential amenity assessments‘. These are separate from LVIA”. 

1.3. The RVAA is intended to assist the decision maker in a judgement as to the overall impact of the 
Proposed Development on visual aspects of residential amenity.  

1.4. Residential amenity is a planning matter that involves a wide number of sensory factors (sight, 
sound, smell, taste, touch) as to whether a development might have an effect on someone’s living 
conditions. This assessment is confined to examining in detail judgements on Residential Visual 
Amenity, just one component of ‘Residential Amenity’. 

1.5. People’s visual amenity is defined in GLVIA3 as: 

“the overall pleasantness of the views they enjoy of their surroundings” 

1.6. Residential Visual Amenity is taken to mean:  

“the overall quality, experience and nature of views and outlook available to occupants of 
residential properties, including views from gardens and domestic curtilage” (GLVIA3).  

1.7. Changes in views and visual amenity are considered in the planning process as part of the 
‘planning balance’. In respect of private views and visual amenity, it is widely known that no one 
has ‘a right to a view’, a matter which has been confirmed in a number of appeal and public 
inquiry decisions. It is not uncommon for significant adverse effects on views and visual amenity 
to be experienced by people at their place of residence as a result of introducing a new 
development into the landscape. This in itself is not necessarily a reason for planning refusal.  

1.8. It is noted that national planning policy accepts that significant visual effects can be an inevitable 
aspect of development, and that the presence of significant effects is not in itself unacceptable 
and a reason for refusal. National Policy Statement on Energy (EN-1) 2011 at paragraphs 5.9.18 
to 5.9.20 confirms there will be a need to judge whether the visual effects on sensitive receptors, 
such as local residents, outweigh the benefits of the development. 

“All proposed energy infrastructure is likely to have visual effects for many receptors around 
proposed sites. The IPC [Infrastructure Planning Commission, now the Secretary of State] will 
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have to judge whether the visual effects on sensitive receptors, such as local residents, and 
other receptors, such as visitors to the local area, outweigh the benefits of the project.” 

1.9. However, there are situations where the effect on the outlook / visual amenity of a residential 
property is so great that it is not generally considered to be in the public interest to permit such 
conditions to occur where they did not exist before. An RVAA requires assessors to draw a 
conclusion as to whether the effect of the Proposed Development on visual amenity and / or 
views from a residential property reaches the Residential Visual Amenity Threshold, where the 
experience of living in the property becomes so ‘unpleasant, overwhelming and oppressive’ 
(explained further at 3.0 and appendix A).  

Document structure 

1.10. This document is structured to provide a summary description of the Site and the Proposed 
Development (Section 2.0), an outline of the assessment methodology (Section 3.0), and a 
summary of the relevant planning policy context (Section 4.0). A description of the residential 
visual amenity baseline follows (Section 5.0). The report provides a summary of the residential 
visual amenity sensitivity (Section 6.0) and the visual effects (Section 7.0) and concludes (Section 
8.0) as to whether any of the assessed receptors have reached the Residential Visual Amenity 
Threshold.  

1.11. The following Appendixes also form part of the RVAA: 

• Appendix A outlines the full RVAA methodology.
• Appendix B includes the figures.
• Appendix C contains the assessment sheets.

2.0 Site location and the Proposed Development 
2.1. As illustrated by Figure 1, the Site is located close to the built-up area of Wootton, within a settled, 

rural landscape and dissected by Whiterails Road. The Site, defined by the application boundary, 
covers 32.5ha and consists of a number of pastoral and arable (animal feedstock) fields 
enclosed by clipped hedgerows and mature hedgerow trees. The ground-mounted solar PV arrays 
are set out on land to the northwest of Whiterails Road within a fenced area of approximately 
27ha. The Site is bordered by mature woodland and additional agricultural fields. It is positioned 
on land which slopes down to the north-west, leading towards Palmer’s Brook.  

2.2. The Proposed Development comprises solar photovoltaic (PV) arrays, a substation, site tracks and 
a Battery Energy Storage System (BESS), alongside associated electrical and supporting 
infrastructure to export the generated electricity to the local electrical distribution network, as well 
as a suite of environmental enhancements. The proposed site plan is shown in Figure 2.  

2.3. The following development heights are anticipated: 

• a conservative height of 3m for solar PV arrays (the highest intended height is 2.8m);
• 3.5m for the BESS; and
• 6m for the substation.
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3.0 Assessment methodology 
3.1. In terms of general approach, the purpose of the RVAA is to provide a transparent, objective 

assessment, guided by the principles and processes as outlined in GLVIA3 to evaluate and assess 
the likely change to the visual amenity of a dwelling resulting from a development. Additional 
guidance specific to residential visual amenity is provided by the Landscape Institute Technical 
Guidance Note 02/19: Residential Visual Amenity Assessment (15 March 2019) (herby referred 
to as TGN 02/19).  

3.2. TGN 02/19 recommends a four-step process, with the first three following the LVIA methodology 
as prescribed by GLVIA3, where the sensitivity, magnitude and significance of visual effects is 
assessed (in this regard, reference should be made to the full LVIA methodology contained in 
Appendix D of the LVIA, submitted as part of this application). The fourth step (beyond that of an 
LVIA), specific to TGN 02/19 suggests a further assessment as to whether the residential visual 
amenity ‘threshold’ has been reached. This process is illustrated at Figure 1 and explored further 
in Appendix A of this report.  

Figure 1 - RVAA Process (extracted from Figure 1 of TGN02/19) 
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4.0 Relevant legislation and planning policy context  
4.1. This section provides an overview of national and local planning policy and guidance relating to 

the assessment of residential amenity. It should be noted that planning policy does not 
specifically refer to residential visual amenity as a planning consideration. 

National planning policy 

4.2. Chapter 15 of the National Planning Policy Framework (NPPF) (Ministry of Housing, Communities 
and Local Government, 2021) is relevant to residential amenity matters. Paragraph 185 states 
that new development should be “appropriate for its location taking into account the likely effects 
(including cumulative effects) of pollution on health, living conditions and the natural 
environment, as well as the potential sensitivity of the site or the wider area to impacts that could 
arise from the development In doing so they should: 

a) mitigate and reduce to a minimum potential adverse impacts resulting from noise from new 
development – and avoid noise giving rise to significant adverse impacts on health and the 
quality of life; 

b) identify and protect tranquil areas which have remained relatively undisturbed by noise and 
are prized for their recreational and amenity value for this reason; and 

c) limit the impact of light pollution from artificial light on local amenity, intrinsically dark 
landscapes and nature conservation.”.  

4.3. Chapter 11 at para 119 also states that “Planning policies and decisions should promote an 
effective use of land in meeting the need for homes and other uses, while safeguarding and 
improving the environment and ensuring safe and healthy living conditions.”. 

Local planning policy 

4.4. The Island Plan Core Strategy was adopted by the Isle of Wight Council in March 2012. The 
adopted Island Plan Core Strategy includes the following policies that are relevant to this 
assessment: 

• SP6 Renewables; and  
• DM2 Design Quality for New Development. 

4.5. Paragraph 7.46 of Policy DM2 states that “The Council will seek to minimise effects on the 
environment by encouraging development to incorporate renewable energy technologies, energy 
conservation techniques and waste management facilities. Energy conservation and generation 
will need to be designed to minimise any adverse impact on landscape, wildlife and amenity.” 

5.0 Residential visual amenity baseline 
5.1. This section provides a factual, contextual description of the extent of wider visibility largely 

defined by natural landscape features.  

Topography  
5.2. The Site sits towards the bottom of a shallow valley, defined by Palmer’s Brook, which leads 

towards the coast in a northerly direction. The Site rises steadily to the south-east until it meets a 
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ridge, along which Briddlesford Road follows. On the opposite side of the shallow valley, land rises 
steadily to the south leading to a ridge at Staplers Hill.  

5.3. The highest point of the Site is located to the eastern edge, alongside Whiterails Road at 
43.5m AOD. The lowest point of the Site is located to the west at 24.5m AOD.  

5.4. Within this topographical context, residential properties are positioned towards the bottom of the 
shallow valley and at varying heights along the side of the south-west facing slope. Residential 
properties to Park Road and Briddlesford Road are positioned along the top of the ridge but 
positioned on the same southwestern face (opposed to facing away from the Site, towards the 
northeast).  

Vegetation  
5.5. Remnants of historic hedgerows are located within the Site and contain a varying density of 

mature oak trees. Hedgerows to the north of the Site contain mainly mature trees, whilst to the 
south the tree coverage is more limited. Hedges are dominated by hawthorn, are well maintained, 
and are clipped to approximately 1.5m - 2m in height. Whiterails Road contains a small number of 
individual trees within the roadside hedgerow, ranging from young elm and field maple 
specimens, to mature oak trees. 

5.6. Individual residential properties include hedges to boundaries and specimen shrubs and trees 
within their private curtilage, typical of medium-sized residential gardens located outside of built-
up areas.  

5.7. Woodland and trees are a common characteristic of the local landscape, with a large number of 
copses located in all directions to the west, south, east, and north. This is typical of the local 
landscape character area ‘PL3 Northern Clay Pasture Land’ as described in the East Wight 
Landscape Character Assessment (EWLCA) 2015. 

Extent of visibility 
5.8. The ZTV is shown in Figure 3. The ZTV is a ‘worst case’ theoretical computer-generated model 

based on the visibility of the Proposed Development (placed at 3m to be representative of the 
solar arrays and at 6m for the substation). The ZTV is based on terrain only and does not take into 
account the significant screening effect of existing vegetation and buildings.  

5.9. As demonstrated by the ZTV, the visibility of the Proposed Development on the Site is shown to be 
concentrated within the shallow valley, on the slopes leading to the ridge to the east (up to a 
distance of 500m), again across the opposite rising slopes to the west (up to 1.3km), then again 
along the valley floor to the south (up to a distance of 1.8km) and to the north over rising ground 
(beyond 3km).  

5.10. As noted, within Appendix A, the scope of this assessment is limited to residential receptors 
located within 200m of the Site, which are identified on Figure 1 and as outlined on Table 2. This 
includes four individual residential properties located along or off Whiterails Road, namely 
Knollwood, Hillgrove House, Benham and Grange Farm. Further group receptors include the 
residential properties to Park Road, as well as a separate group for those to Briddlesford Road. 
Residential properties located beyond 200m are not considered to warrant further assessment, 
as any views of the Proposed Development would be interrupted by a combination of the 
described changing topography and / or vegetation.  
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Table 2 – Identified residential receptors 

Ref Receptor Grid reference Distance to nearest 
solar panel (to 5m) 

R1 Benham SZ 52895 90548 50m 

R2 Hillgrove SZ 53084 90770 30m 

R3 Knollwoood SZ 53113 90867 45m 

R4 Grange Farm SZ 52616 90511 170m 

RG1 Park Road SZ 53172 91108 
(mid-point) 

>140m (distance from 
nearest property) 

RG2 Briddlesford Road SZ 53324 90798 
(mid-point) 

>240m (distance from 
nearest property) 

 

5.11. A full description of the existing visual experience from each of the identified receptors is included 
on the assessment sheets at Appendix C.  

6.0 Residential visual amenity sensitivity  
6.1. Determining the sensitivity of each of the visual receptors is based upon combined judgements 

about (a) their susceptibility to the type of change or development proposed, and (b) the value 
attached to the view.  

6.2. In this case sensitivity can be reasonably assumed in advance. As described at Appendix A 
paragraph 1.10, case law and GLVIA3 considers that residents at home are considered to be the 
most susceptible to change and attach the most value to their private view and visual amenity. 
Accordingly, residents are assessed as high sensitivity receptors, recognising that “residents at 
home, especially using rooms normally occupied in waking or daylight hours, are likely to 
experience views for longer than those briefly passing through an area” (GLVIA3). 

6.3. Unquestionably, this assessment therefore finds that the sensitivity of the six identified receptors 
to have a high visual sensitivity to any changes in the landscape.   

7.0 Residential visual effects 
7.1. An initial assessment has been undertaken in order to identify those properties with the highest 

magnitude of change where there is potential for the RVA threshold to be reached. Those 
properties with identified significant effects are considered to have the potential to reach the RVA 
threshold and these are assessed further in section 8.0.  

7.2. Detailed assessment sheets are included at Appendix C and summarised in the following table. 
Effects upon views and visual amenity during the construction, at completion, and after 15 years 
(residual effects), when mitigation planting has sufficiently matured are all considered separately.  
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Table 3 – Summary of visual effects 

Ref Receptor Magnitude 
(construction,  
completion,  
after 15 years) 

Significance Significant 

R1 Benham Medium Substantial Yes 

Medium Substantial Yes 

Low Moderate No 

R2 Hillgrove Medium Substantial Yes 

Medium Substantial Yes 

Low Moderate No 

R3 Knollwoood Low/medium Substantial Yes 

Low/medium Substantial Yes 

Low Moderate No 

R4 Grange Farm Low Moderate No 

Low Moderate No 

Low/negligible Moderate No 

RG1 Park Road Negligible/low Moderate No 

Low Moderate No 

Negligible Negligible / no 
effect 

No 

RG2 Briddlesford Road Negligible/low Moderate No 

Low Moderate No 

Negligible Negligible / no 
effect 

No 
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8.0 Residential visual amenity threshold 
8.1. This assessment identifies the potential for significant effects at three of the six residential visual 

receptors, from those properties which are located immediately alongside the Site, positioned 
along Whiterails Road. Effects from these locations are considered to be unavoidable given the 
proximity of the receptor to the Proposed Development.  

8.2. However, as demonstrated in Appendix C, this assessment has judged that there would be no 
situation where the Proposed Development would appear ‘overbearing, overwhelming or 
oppressive’ in such a way that the visual effects would render the properties as an unattractive 
and uninhabitable place to live as a prerequisite of the NPPF and the Island Plan Core Strategy 
Policy DM2. This conclusion is considered appropriate due to a range of factors including: 

• Principal rooms are not believed to be orientated towards the Site1 and the properties
provide multiple outlooks in other directions where development is not taking place. No
principal rooms are believed to be sited at first floor (which would afford clearer views over
the Site).

• Intervening existing vegetation in the form of hedges and trees to both front gardens,
alongside Whiterails Road and within the Site combine to reduce the visual appearance of
the Proposed Development from ground floor windows and from the curtilage of the
property.

• The panels sit within the existing hedged-field structure and the constraints defined by the
SGN gas main and powerlines. Therefore, the panels will be broken up by hedges, trees,
and areas of natural grassland.

• The proposed mitigation new scrub and tree planting both along the edges and within the
Site itself will help to combine with the existing vegetated landscape structure to break up
the visibility of the panels over time (see LVIA figure 13, and Section 9.0 of the main
report). After a period of 15 years when residual effects are considered, taking into account
vegetation growth, the assessment considers that significant visual effects would no longer
be felt from the three identified residential receptors.

• The panels themselves are low in height (no more than 3m) and therefore do not dominate
the view. Views are retained over the shallow valley to woodland beyond and to open skies.

1 Based on site assessments from the public highway and private land within the applicant’s  control, and from 
using publicly available online sources. 

Residential Visual Amenity Assessment
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1.0 Main stages of assessment 
1.1. The following outlines the 4 steps of the RVAA (in accordance with TGN 02/19). Reference should 

also be made to methodology set out in Appendix D of the LVIA report, particularly in relation to 
Step 3, and the glossary located at the end of this methodology.  

2.0 Step 1 - Definition of Study Area and Scope of Assessment 
2.1. The type and nature of a development proposal and its likely effects informed the scope of the 

RVAA. As a starting point the study area was established using the general approach 
recommended in GLVIA3 and using such aids as Zone of Theoretical (ZTV) mapping. This focused 
on identifying the properties to be included for assessment and was proportionate to the 
Proposed Development in question having regard to the landscape and visual context.  

2.2. Simply being able to see a proposed development from a property is no reason to include it in the 
RVAA. Developments which cover a large area but have a low profile (such as road schemes or 
housing) are “unlikely to require a RVAA, except potentially of properties in very close proximity 
(50-250m)” (TGN02/19).  

2.3. This assessment focused on individual and groups of properties which are located immediately or 
close to the Proposed Development, all within 200m. Residential properties located beyond this 
distance were not considered for assessment given their separation from the Site as a result of 
changing topography and intervening vegetation and that they would not be susceptible to 
significant residential visual amenity effects and would therefore not reach the final RVVA 
Threshold step.  

3.0 Step 2 – Evaluation of Baseline Visual Amenity 
3.1. During the next step, desk study and fieldwork was undertaken to evaluate the baseline visual 

conditions at the identified properties. The visual survey work was undertaken between March 
and July 2022, gaining an insight into the changing seasonality of vegetation growth. Individual 
properties were assessed from the nearest publicly available vantage / access point and from 
private land within the applicant’s control. Research was also conducted online by viewing 
Google Earth, Google Streetview and other publicly available online sources. Together this 
provided a good understanding of the property, its orientation and location of windows and 
principal rooms. Therefore, no consenting visits inside individual properties or from their 
gardens were deemed necessary.  

3.2. The existing (or baseline) visual amenity of a residential property is described in terms of the type, 
nature, extent, and quality of views that may be experienced 'in the round', that being the all-
round visual amenity experience, from the dwelling itself, including its ‘domestic curtilage’ 
(domestic gardens and access drives). 

3.3. The following aspects were considered: 

• the nature and extent of all potentially available existing views from the property and its
garden / domestic curtilage, including the proximity and relationship of the property to
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surrounding landform, landcover and visual foci. This may include primary / main views 
from the property or domestic curtilage, as well as secondary / peripheral views; and 

• views as experienced when arriving at or leaving the property, for example from private 
driveways / access tracks. 

4.0 Step 3 – Assessment of likely change to visual amenity of properties 
4.1. The third step in the process assessed the magnitude and significance of likely visual effect at the 

included properties. Effects were examined in accordance with GLVIA3 principles and processes, 
considering the ‘nature of the receptor’ (‘sensitivity’ comprising ‘value’ and ‘susceptibility’) with 
the ‘nature of effect’ (following the established principles as set out in Appendix D of the LVIA).  

4.2. The aim of Step 3 is to identify those properties requiring further assessment in Step 4 in relation 
to the Residential Visual Amenity Threshold judgement. 

4.3. The first stage of assessing the visual effects of the Proposed Development is carried out by 
identifying the sensitivity of the residential receptor to change as a result of the Proposed 
Development. The sensitivity of the receptor to change is a product of its susceptibility and its 
value (resulting in a high, medium, low or negligible sensitivity) (refer to 5.17-5.26 Appendix D of 
the LVIA). In accordance with GLVIA3 and determined by case law, residents at home are 
considered, amongst visual receptors, to be the most susceptible to change and to attach most 
value to their private views and visual amenity. They are therefore considered to have the highest 
visual sensitivity (high susceptibility and high value). 

4.4. The sensitivity of the residential receptor to change as a result of the Proposed Development was 
then considered in relation to the magnitude of effect (high, medium, low or negligible), which 
together result in the significance (very substantial, substantial, moderate, slight, or negligible or 
no effect). Residual effects were considered after a 15-year establishment period, taking into 
account mitigation measures including tree-planting (refer to 5.29-5.44 Appendix D of the LVIA).  

4.5. Considerations which provide a framework for describing and evaluating the predicted magnitude 
of visual change and related visual amenity effects which may lead to the property being 
considered in Step 4 include: 

• Distance of property from the proposed development having regard to its size / scale and 
location relative to the property (e.g. on higher or lower ground); 

• Type and nature of the available views (e.g. panoramic, open, framed, enclosed, focused 
etc.) and how they may be affected, having regard to seasonal and diurnal variations; 

• Direction of view / aspect of property affected, having regard to both the main / primary 
and peripheral / secondary views from the property; 

• Extent to which development / landscape changes would be visible from the property (or 
parts of) having regard to views from principal rooms, the domestic curtilage (i.e. garden) 
and the private access route, taking into account seasonal and diurnal variations; 

• Scale of change in views having regard to such factors as the loss or addition of features 
and compositional changes including the proportion of view occupied by the development, 
taking account of seasonal and diurnal variations; 

• Degree of contrast or integration of new features or changes in the landscape compared to 
the existing situation in terms of form, scale and mass, line, height, colour and texture, 
having regard to seasonal and diurnal variations; 
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• Presence of visual detractors (built elements which may include buildings, structures, or 
infrastructure) which elicit negative sensory reactions and might dilute the proposed 
changes allowing them to more readily assimilate into this landscape context;  

• Duration and nature of the changes, whether temporary or permanent, intermittent or 
continuous, reversible or irreversible etc.; and 

• Mitigation opportunities – consider implications of both embedded and potential further 
mitigation.  

4.6. The threshold for significance of visual effects relies to a great extent on professional judgement. 
Where a visual effect has been classified as Very Substantial or Substantial (and Moderate in 
some cases if considered warranted) this is considered to be equivalent to likely significant 
effects and worthy of further assessment at Step 4. The conclusion that some effects are 
‘significant’ must not be taken to imply that they create unacceptable living conditions. 

5.0 Step 4 – Forming the RVAA judgement 
5.1. The final step of RVAA involved a more detailed examination of the predicted effects on the visual 

amenity at those properties identified for further assessment in the previous step.  

5.2. There is an important distinction between this concluding step of RVAA and the preceding one. In 
Step 3 the assessor reached a conclusion with respect to magnitude and significance of visual 
effect, and the change in visual amenity at the property. In this final step, and only for those 
properties where a significant effect was identified, a further judgement was required.  

5.3. The RVAA Threshold judgement is communicated in a coherent manner, using text with clear 
descriptions, employing terminology which is commonly understood. The Threshold determined 
whether the development change is considered to be overbearing or not. The expression 
‘overbearing’ is defined by the Planning Portal1 as: 

“A term used to describe the impact of a development or building on its surroundings, 
particularly a neighbouring property, in terms of its scale, massing and general dominating 
effect.” 

5.4. At the Burnthouse Farm2 windfarm inquiry the Inspector made a statement on serious harm to 
living conditions:  

“I consider that when assessing the effect on visual outlook, it is helpful to pose the question 
‘would the proposal affect the outlook of these residents to such an extent i.e. be so 
unpleasant, overwhelming and oppressive that this would become an unattractive place to 
live?” 

5.5. Some of the reasons why a development might be deemed overbearing include: 

• Its sheer physical ‘presence’. 
• Its scale and mass. 
• An oppressive feeling as a result of the development. 
• An intrusive feeling as a result of the development. 

 
1 https://www.planningportal.co.uk/services/help/glossary/o#overbearing  
2 Burnthouse Farm Windfarm, SoS Decision (APP/D0515/A/10/2123739) 6th July 2011 
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5.6. Detailed annotated aerial photographs and assessment sheets are presented for each property 
receptor in to aid this further assessment in Step 4 (Appendix C of this assessment). Each 
property receptor (individual or group) has been appraised with particular regard to:  

• Location and orientation of principal rooms.  
• Presence of existing screening elements including vegetation.  
• Presence of any existing visual detractors.  
• The proximity and orientation towards the proposed changes.  
• The extent to which the proposed changes would be visible.  
• The extent to which the proposed changes would dominate the view.  
• Whether alternative views away from the Proposed Development are available in other 

directions. 
• The extent to which any proposed mitigation would reduce the visibility of the proposed 

changes.  

5.7. The key point regarding Step 4 is that the judgement required in this final, concluding step goes 
beyond the assessment undertaken in Step 3 which is restricted to judging the magnitude and 
significance of visual effect, typically as a supplement to the accompanying LVIA. 

5.8. This concluding judgement should advise the decision maker whether the predicted effects on 
visual amenity and views at the property are such that it has reached the Residential Visual 
Amenity Threshold, therefore potentially becoming a matter of Residential Amenity. Equally, 
judgements should explain why the threshold has not been reached. 

6.0 Glossary 
6.1. The following glossary of terms (as referenced in TGN 02/19) commonly used in relation to RVAA 

is intended to supplement those provided in GLVIA3 (see Appendix D of the LVIA).  

Planning balance 
6.2. When forming a judgement if a development is acceptable or not, all relevant planning matters 

pertaining to the proposed development (both planning benefits and disbenefits) will be given, 
greater or lesser, weight in forming the judgement. This is often referred to as the ‘planning 
balance’. 

Judgement  
6.3. Judgement in RVAA (as in LVIA) means: the considered, well-reasoned, informed and 

dispassionate opinion of the qualified professional (refer GLVIA3 paragraphs 2.21-2.26).  

Outlook  
6.4. The outlook of a property incorporates the views from, and visual amenity of, all aspects of the 

building and its domestic curtilage. Different ‘aspects’ of a property’s outlook may be identified 
and assessed, namely its ‘main’ or ‘front’ aspect as opposed to its ‘side’ or ‘rear’ aspects.  

Overbearing  
6.5. The expression ‘overbearing’ is defined by the Planning Portal3 as: 

 
3 https://www.planningportal.co.uk/services/help/glossary/o#overbearing  
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“A term used to describe the impact of a development or building on its surroundings, 
particularly a neighbouring property, in terms of its scale, massing and general dominating 
effect.” 

Principal room  
6.6. The principal room(s) of a residential property is a living room, or one fulfilling the same primary 

use role. In some properties this room may not be located on the ground floor, but on an upper 
storey. A conservatory may also fulfil a living room / primary use role depending on the 
circumstances and the internal arrangement of the residence. 

Domestic curtilage  
6.7. The domestic gardens and access drives / roads immediately surrounding a residential property 

including patios, terraces, courtyards and forecourts. The domestic curtilage does not extend to 
surrounding paddocks and other peripheral land / outbuildings within the property ownership, or 
to public or private approach roads.  

Public interest  
6.8. The ‘public interest’ is a legal term which the The Law Society online legal glossary defines as “the 

overall welfare of the general public”4.  

Residential Amenity  
6.9. In planning terms, 'amenity' is often used to refer to the quality or character of an area and 

elements that contribute to the overall enjoyment of an area. Residential amenity considers 
elements that are particularly relevant to the living conditions of a dwelling. Residential amenity 
has a significant and valuable impact on the way in which people use their homes 

Residential Visual Amenity  
6.10. The overall quality, experience and nature of views and outlook available to occupants of 

residential properties, including views from gardens and domestic curtilage. It represents the 
visual component of Residential Amenity.  

Residential Visual Amenity Threshold  
6.11. The threshold at which the visual amenity of a residential property is changed and adversely 

affected to the extent that it may become a matter of Residential Amenity and which, if such is 
the case, competent, appropriately experienced planners will weigh this effect in their planning 
balance.  

Scenic quality  
6.12. The quality of a view in terms of ‘scenery’; the scenic attributes of a view.  

Significant effect  
6.13. When undertaking an LVIA the assessor is required to report on all effects and to identify 

‘significant’ effects. A LVIA should explain which of the range of effects reported are ‘significant’ 
and why. 

Visual amenity  

 
4 https://www.lawsociety.org.uk/en/public/for-public-visitors/resources/glossary#h3-heading16  
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6.14. The overall pleasantness of the views available to people of their surroundings which provide an 
attractive visual setting or backdrop for the enjoyment of activities of those living, working and 
recreating, visiting or travelling through an area (GLVIA3).  

Visual effects  
6.15. Effects on specific views and on the general visual amenity experienced by people (GLVIA3). 

 Visual impacts  
6.16. The action which results in / causes the effect. For example, introducing a built structure into an 

undeveloped landscape will have an impact on the landscape and views which will be 
experienced by people as effects on local landscape character and visual amenity. It is the 
purpose of LVIA to judge the magnitude and significance of the resulting landscape and visual 
effects (see next entry)  

Visual impacts versus effects  
6.17. GLVIA3 distinguishes between landscape and visual impacts and effects. Paragraph 1.15 “This 

guidance generally distinguishes between the ‘impact’ defined as the action being taken, and the 
‘effect’, defined as the change resulting from that action, and recommends that the terms should 
be used consistently in this way”.  
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Figure 2 - Detailed aerial photo of the residential propertyFigure 1 - Contextual extract of the proposed scheme 
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Baseline
Location (grid reference) SZ 52895 90548
Height (AOD) 34m
Description of property and curtilage Benham is a 1.5-storey property situated alongside and set back from Whiterails Road by a distance of 25m. It sits within a large garden containing shrubs, hedges and trees 

- although since the roadside leylandii hedge has been removed the majority of the planting is to the north and east of the property. The garden also includes outbuildings 
and garden ‘pavilions’. 

Orientation of property and direction of views The property is sited parallel to Whiterails Road. The front of the house is orientated to the northwest towards the Site and the rear of the property is orientated to the 
southeast towards the BESS and substation. 

Location of windows orientated towards the site and other 
receptor locations within the property curtilage

At ground floor there is a front door with glazed surround and a glazed door to the connecting garage, and a further small window. A large window at mid-level is positioned 
to the staircase. At first floor there is are two windows (one in small dormer over the garage). Also at first floor is an outside terrace located on the southwestern side of the 
dwelling. Immediately below at ground level is an enclosed (by wall) patio area. The entrance drive connects directly onto Whiterails Road. 

Location of principal rooms We believe the principal rooms are not orientated towards the site and that these are in fact orientated to the southwest and southeast.
Presence of intermediate visual barriers The roadside leylandii tree belt has been removed leaving an un-vegetated boundary to the road. A low metal fence panel fence runs alongside the road. A 1.5-2m native 

clipped hedgerow defines the northeastern side of Whiterails Road which does include some mature oak trees. Vegetation to the rear of the garden is mature and there are 
further tree belts to boundaries to the southeast. The Site contains hedgerows 1.5-2m in height with a varying density of hedgerow trees. 

Presence of detractors The property is located on a busy road with high-speed passing vehicles. Powerlines are visible to the west and northwest, whilst to the southeast, the property is located 
immediately along the Wootton Business park industrial style buildings. The existing solar panels at Grange Farm 500m to the west are likely to be partially visible between 
intervening vegetation from first floor windows. 

Magnitude of effect
Distance to the nearest solar panel (to 5m) 50m
Extent of change in views (how visible will the changes be) The front of the property faces directly towards the lower, southern corner of the Proposed Development. Panels will be no more than 3m in height covering much of the 

field located immediately in front of the property and other fields into the distance, which gently rise up the side of the valley. Panels will face towards the property at a 45° 
angle. Approximately the top half / top third of the panels will be visible above the height of the existing roadside hedgerow if viewed at ground level (without mitigation). The 
existing oak trees will likely help to break up the mass of the panels, particularly when viewing due west. To the rear, the substation and BESS are not expected to be visible 
due to intervening vegetation and buildings. 

Scale of change in views (what proportion of the view is 
occupied by the changes)

To the front of the property the panels are expected to occupy much of the wider expanse of view but restricted to a low level. From first floor level panels will be visible in 
their entirety across much of the view, along the ground to the northwest, north and northeast. Views of distant woodland and the open skies will not be interrupted. Existing 
views will be retained to the northeast, east, southeast, south and southwest. 

Degree of contrast The panels as regimental lines of the supporting frames will appear as man-made features covering this agricultural landscape containing existing visual detractors. The 
panels themselves will be a different colour shade (dark grey-blue opposed to shades of green and brown). 

Mitigation / enhancement proposals The existing roadside hedgerow will undergo a new maintenance regime to improve its structural health (clipping to an A-shape) whilst marginally increasing its overall height. 
A temporary evergreen hedgerow will be planted at 2m in height at the outset to help obscure ground-level views of the Proposed Development. A new belt of native shrubs 
will be planted alongside the existing hedgerow, which will be allowed to grow to a height of approximately 3m to obscure low level views of the panels whilst being able to 
retain longer distance open views. Native specimen trees will be planted within or alongside the existing hedgerow to break up the mass of the panels. 

Assessment
Sensitivity Magnitude Significance Significant

Construction (short-term) High Medium Substantial Yes
Completion (medium term) High Medium Substantial Yes
After 15 years (medium-long term) High Low Moderate No

RVAA Threshold
Overwhelming or not overwhelming Not overwhelming. Principal rooms are not believed to be orientated at the front of the property and towards the site. Views from ground floor windows and 

from locations within the garden and driveway are likely to only experience glimpse views of the panels, rising above the existing and proposed planting. Upper 
storey windows will facilitate the opportunity to view over much of the panels which will be highly visible within the confines of the existing field structure but 
these are not considered to be overbearing as the panels sit at a low level (no more than 3m high), they are static and do not interrupt views to woodland or of 
the sky. 

R1 - BENHAM
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Figure 4 - Detailed aerial photo of the residential propertyFigure 3 - Contextual extract of the proposed scheme 
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Baseline
Location (grid reference) SZ 53084 90770
Height (AOD) 41m
Description of property and curtilage Hillgrove House is a large 2 storey, Victorian property situated alongside and set back from Whiterails Road by a distance of 6m. It sits within a large garden containing 

shrubs, hedges and trees. 
Orientation of property and direction of views The property is sited parallel to Whiterails Road. The property has multiple aspects. The front faces the road and is orientated to the northwest towards the Site. Windows face 

onto the garden to the southeast and southwest. 
Location of windows orientated towards the site and other 
receptor locations within the property curtilage

From the road aspect, at ground floor, there is a front door with glazed openings, one large window and one smaller window. A garage door also faces in this direction, as does 
the corner of a glazed conservatory/bay window. At first floor there is one large window and one small window. A patio area is located to the southern corner of the property. 
The entrance drive connects directly onto Whiterails Road. 

Location of principal rooms The property has multiple aspects and we believe the principal rooms are not orientated towards the site and that these are in fact orientated to the southwest and southeast 
where the patio and garden is situated. Despite this it is reasonable to assume the large window at ground floor is perhaps used as secondary living room.

Presence of intermediate visual barriers At the front of the property a low, clipped hedgerow lines the edge of the road. Mature shrubs and young trees cluster the southwestern corner of the garden with other shrubs 
and trees to the remainder of the garden boundaries. A 1.5-2m native clipped hedgerow defines the northeastern side of Whiterails Road. The Site contains hedgerows 1.5-
2m in height with a varying density of hedgerow trees. 

Presence of detractors The property is located on a busy road with high-speed passing vehicles. Powerlines are visible to the west and southwest. The existing solar panels at Grange Farm 600m to 
the west are likely to be partially visible from first floor windows. 

Magnitude of effect
Distance to the nearest solar panel (to 5m) 30m
Extent of change in views (how visible will the changes be) The front of the property faces directly towards the upper, northeastern corner of the Proposed Development with a small section of panels immediately in front of the 

property. An open swathe of meadow grassland exists along the route of the SGN gas main running northwest of the property. Panels will be no more than 3m in height 
covering much of the remaining field located immediately in front of the property and other fields into the distance to the northwest and west, and stepping down the slope 
to the bottom of the valley to the southwest. Panels will face towards the property at a 45° angle. Approximately the top half / top third of the panels will be visible above the 
height of the existing roadside hedgerow if viewed at ground level (without mitigation). Existing vegetation to the garden boundaries will help to restrict views of the panels to 
the southwest and to the substation and BESS to the south, particularly from the garden. 

Scale of change in views (what proportion of the view is 
occupied by the changes)

To the front of the property the panels are expected to occupy much of the wider expanse of view but restricted to a low level. Views of distant woodland and the open skies 
will not be interrupted. From first floor level, at the front of the property, panels will be visible in their entirety across much of the view, at ground level, but limited between the 
southwest to the northwest. Open fields will be retained to the north, northeast, east, southeast and south. 

Degree of contrast The panels as regimental lines of the supporting frames will appear as man-made features covering this agricultural landscape containing existing visual detractors. The 
panels themselves will be a different colour shade (dark grey-blue opposed to shades of green and brown). 

Mitigation / enhancement proposals The existing roadside hedgerow will undergo a new maintenance regime to improve its structural health (clipping to an A-shape) whilst marginally increasing its overall height. 
A temporary evergreen hedgerow will be planted at 2m in height at the outset to help obscure views of the Proposed Development. A new belt of native shrubs will be planted 
alongside the existing hedgerow, which in this location will be up to 8m in width and will be allowed to grow to a height of approximately 3m to obscure low level views of the 
panels whilst retaining longer distance open views. Native specimen trees will be planted within or alongside the existing hedgerow to break up the mass of the panels. 

Assessment
Sensitivity Magnitude Significance Significant

Construction (short-term) High Medium Substantial Yes
Completion (medium term) High Medium Substantial Yes
After 15 years (medium-long term) High Low Moderate No

RVAA Threshold
Overwhelming or not overwhelming Not overwhelming. Principal rooms are not believed to be orientated at the front of the property and towards the site. Views from ground floor windows and from 

locations within the garden and driveway are likely to only experience glimpse views of the panels, rising above the existing and proposed hedgerows. Upper 
storey windows will facilitate the opportunity to view over much of the panels which will be highly visible within the confines of the existing field structure and 
but these are not considered to be overbearing as the panels sit at a low level (no more than 3m high), they are static and do not interrupt views to woodland or 
of the sky. 

R2 - HILLGROVE
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Figure 6 - Detailed aerial photo of the residential propertyFigure 5 - Contextual extract of the proposed scheme 
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Baseline
Location (grid reference) SZ 53113 90867
Height (AOD) 45m
Description of property and curtilage Knollwood is a large 2 storey, modern property situated alongside and set back from Whiterails Road by a distance of 20m. It sits within a garden contained by clipped hedges, and 

a large driveway and parking area with small trees and shrubs.
Orientation of property and direction of views The property is near parallel to Whiterails Road. The property has multiple aspects with windows facings in all directions but to a lesser extent to the southwest (given the position of 

the garage here). 
Location of windows orientated towards the site and 
other receptor locations within the property curtilage

The garage is located on the side of the property facing towards the Site to the southwest, limiting available windows at ground level to a single small window to the hallway. At 
first floor level there is one small window to the main bedroom and one large window to the stairwell. From the rear of the property, facing towards the northwest, at ground level 
there are french doors leading from both the living room and living room/diner. At first floor there is a juliette balcony leading from the main bedroom, with two small windows from 
bathrooms. A patio wraps the southwestern and northwestern face of the property connecting with the french doors. The entrance drive connects directly onto Whiterails Road. 

Location of principal rooms The property has multiple aspects and there are not believed to be any principal rooms facing towards the Proposed Development. It is considered that principal rooms either face 
to the northwest, northeast, or southeast. There is a patio which faces towards the southwest and towards the Proposed Development. 

Presence of intermediate visual barriers At the front of the property a low, brick wall faces the edge of the road, with shrubs and small trees. A clipped hedgerow surrounds the property which is around 2m high to the 
southwest and northwest (leylandii) restricting views of the landscape, and closer to 1.5m to the northeast. There is one semi-mature oak tree to the hedge to the southwest of the 
property, and a further mature oak tree located along the same hedgerow, 15m beyond the end of the garden. The Site itself contains hedgerows 1.5-2m in height with a varying 
density of hedgerow trees. 

Presence of detractors The property is located on a busy road with high-speed passing vehicles. Powerlines are visible to southwest. The existing solar panels at Grange Farm 650m to the southwest are 
likely to be partially visible from first floor windows. 

Magnitude of effect
Distance to the nearest solar panel (to 5m) 45m
Extent of change in views (how visible will the 
changes be)

Views at ground level, over the landscape to the southwest, west or to the northwest are likely to be restricted by the existing 2m high hedgerow which lines the edge of the 
garden. Upper storey windows will facilitate the opportunity to view over the panels at a 45° side-on angle, over the fields as they step down the slope to the bottom of the valley 
to the southwest. Open fields are retained behind the more open northeastern aspect of the property and panels in this direction are more than 500m away (field 1). Upper storey 
windows on the northeastern aspect of the property will likely afford oblique views towards panels at an angle to the west/north-northwest but the visibility of the panels is expected 
to be interrupted by the position of the oak trees along the hedgerow here (less so during winter) and proposed mitigation planting. 

Scale of change in views (what proportion of the 
view is occupied by the changes)

At ground level, no change is expected given the height of the garden hedge. From first floor level, from the side of the property to the southwest, panels will be clearly visible in 
their entirety across much of the view in this direction. From first floor level, from the rear of the property to the northwest, panels are expected to be visible between vegetation to 
the north-northwest but not to the north or northeast. Views over open fields will be retained to the north, northeast, east, southeast and south. Where panels are visible views of 
distant woodland and the open skies will not be interrupted. 

Degree of contrast The panels as regimental lines of the supporting frames will appear as man-made features covering this agricultural landscape containing existing visual detractors. The panels 
themselves will be a different colour shade (dark grey-blue opposed to shades of green and brown). 

Mitigation / enhancement proposals Panels are set back at the nearest corner to this residential property (land falling outside the planning application). A temporary evergreen hedgerow will be planted at 2m in height 
at the outset to help obscure views of the Proposed Development. A further belt of new native scrub will be planted along the northeastern edge of the Site, planted alongside the 
existing retained hedgerow, which in some locations will be over 10m in width. This scrub belt will be allowed to grow to a height of approximately 3m to help obscure low level views 
of the panels whilst retaining longer distance open views. Native specimen trees will be planted within or alongside the existing hedgerow to break up the mass of the panels. 

Assessment
Sensitivity Magnitude Significance Significant

Construction (short-term) High Low/medium Substantial Yes
Completion (medium term) High Low/medium Substantial Yes
After 15 years (medium-long term) High Low Moderate No

RVAA Threshold
Overwhelming or not overwhelming Not overwhelming. Principal rooms are not believed to be orientated at the side of the property (towards the Site) and views at ground level are restricted by the 

hedge within the garden. Open fields are retained to the aspects facing the principal rooms to the northwest and northeast. Upper storey windows, particularly from 
the southwest, will facilitate the opportunity to view over much of the panels which will be highly visible within the confines of the existing field structure and but 
these are not considered to be overbearing as the panels sit at a low level (no more than 3m high), are static and do not interrupt views to woodland or of the sky. 
MItigation proposals help to reduce the appearance of the panels. 

R3 - KNOLLWOOD
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Figure 8 - Detailed aerial photo of the residential propertyFigure 7 - Contextual extract of the proposed scheme 
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Baseline
Location (grid reference) SZ 52616 90511
Height (AOD) 34m
Description of property and curtilage Grange Farm is a farmstead cluster of 2-storey but mostly 1.5 and 1-storey buildings which includes a private residence with bed and breakfast accommodation and two self-

catering properties. The buildings are set back from Staplers Road by a distance of 130m accessed via a private drive. The properties sit within a large area of car parking to 
the front with landscaped gardens to the southwest, west and northwest. 

Orientation of property and direction of views The properties are orientated around a central courtyard parking area, with the front of the original farm building facing towards the northeast (rear to the southwest), and 
the front of the Coach House (self-catering) facing towards the southeast, and rear towards the northwest. Red Squirrel Lodge faces out in all directions. 

Location of windows orientated towards the site and other 
receptor locations within the property curtilage

The original farmhouse has 3 small windows at ground floor and 2 small windows at first floor facing towards the Site. It is assumed that the Coach House has a window at 
ground floor and first floor within its gable end. Red Squirrel Lodge has large french doors and terrace facing towards the northeast. The landscaped gardens to the west/
northwest are likely to afford views towards the Site. 

Location of principal rooms The properties have multiple aspects and it is believed that some principle rooms may well face in the direction of the Site. 
Presence of intermediate visual barriers A substantial tree belt follows Palmers Brook. Other tree belts are located between the edge of the property and the adjoining Butterfly World. The presence of other buildings 

and structures, including the glasshouses at Butterfly World are likely to restricted the availability of views. The Site itself contains hedgerows 1.5-2m in height with a varying 
density of hedgerow trees. 

Presence of detractors The property is located immediately adjacent to the large glasshouse complex of Butterfly World with clear views to the structures here. Powerlines and a transmission tower 
is clearly visible immediately to the northwest of the property punctuating the skyline. Grange Farm solar farm may also be visible 250m to the northwest. 

Magnitude of effect
Distance to the nearest solar panel (to 10m) 170m
Extent of change in views (how visible will the changes be) Views of the panels are likely to be restricted by the presence of buildings in the vicinity of Grange Farm and those at Butterfly World, as well as the tree belts to boundaries. 

Glimpse views of panels may be possible through gaps in vegetation cover, particularly from parts of the garden to the northwest, on the higher ground. More expansive 
views of the panels would be expected during the winter following the loss of vegetation cover. Panels are orientated towards the property at a 45°angle and would be seen 
to be passing from the bottom of the valley, up to the higher ground. The Proposed Development would be experienced against the immediate context of the glasshouses at 
Butterly World and Grange Farm solar farm. 

Scale of change in views (what proportion of the view is 
occupied by the changes)

The visibility of the panels is expected to be limited but where they will be visible, they will likely be seen rising up the side of the valley, occupying part of the vertical 
view. Views to the east, southeast, south, southwest, west will remain unchanged.  Where panels are visible, views of trees along the horizon and of open skies will not be 
interrupted. 

Degree of contrast The panels as regimental lines of the supporting frames will appear as man-made features covering this agricultural landscape containing obvious visual detractors. The 
panels themselves will be a different colour shade (dark grey-blue opposed to shades of green and brown). 

Mitigation / enhancement proposals Existing vegetation within the Site will be retained and enhanced with additional scrub and tree planting. Over time, this planting will combine and help to break up the visual 
mass of the panels 

Assessment
Sensitivity Magnitude Significance Significant

Construction (short-term) High Low Moderate No
Completion (medium term) High Low Moderate No
After 15 years (medium-long term) High Low/negligible Moderate No

RVAA Threshold
Overwhelming or not overwhelming No test required. Not overwhelming. 

R4 - GRANGE FARM
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Figure 10 - Detailed aerial photo of the residential propertyFigure 9 - Contextual extract of the proposed scheme 
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Baseline
Location (grid reference) SZ 53172 91108 (mid-point)
Height (AOD) 38-47m
Description of property and curtilage Properties are predominantly detached 2 storey dwellings, although there is thought to be one property which has dormer windows at a 2nd floor, and there are also two 

single storey bungalows. All but one property, fronts onto Park Road with established, mature gardens 30-40m in length. One property is accessed off Whiterails Road. 
Orientation of property and direction of views Properties are orientated to front onto Park Road (to the northeast) with the backs facing towards to the southwest. It is assumed the property accessed from Whiterails 

fronts in this direction (to the southeast) and backs to the northwest. 
Location of windows orientated towards the site and other 
receptor locations within the property curtilage

This a traditional row of detached properties with the fronts facing the road and rear facing over the garden and towards the Site. It is therefore assumed windows will also 
be facing in this direction, both at ground level and at first floor (and 2nd floor). Where properties have more separation, additional side windows may offer views to the 
northwest and/or southwest. Patios and gardens are located to the rear of the properties facing to the southwest and towards the Site. 

Location of principal rooms Principal rooms are assumed to be located to the front and rear of the property at ground level, orientated to the southwest, with patios to the rear garden. 
Presence of intermediate visual barriers Most properties have long gardens which contain mature shrubs, trees and outbuildings. Hedges run along the rear of the garden alongside the farmland. A hedge with some 

trees runs along the northeastern boundary of the Site, with a further hedgerow running in a southwesterly direction containing a large number of mature trees. 
Presence of detractors Powerlines are visible to the southwest. The existing solar panels at Grange Farm, 780m to the southwest are likely to be partially visible from first floor windows. 

Magnitude of effect
Distance to the nearest solar panel (to 10m) >140m (distance from nearest, single property on Whiterails Road or >180m for properties to Park Road)
Extent of change in views (how visible will the changes be) At ground level, vegetation to gardens, within and along the edges of the site is expected to reduce the visual appearance of the panels, which are themselves largely set back 

by a distance of over 180m. Panels are also low in height (no more than 3) and at this location are stepping down the slope to the bottom of the valley (the ground on which 
the nearest panels are located are approximately 6m lower than the ground level of the properties). It is reasonable to assume that the tops of the panels from the first row 
will be visible. 1st (and 2nd) floor windows will offer opportunities to view over the panels to the southwest but the majority of the panels are expected to be concealed given 
the way that the topography falls from view. 

Scale of change in views (what proportion of the view is 
occupied by the changes)

At ground level, where there are gaps between vegetation cover, the tops of the panels are expected to be visible along a wide aspect of the view but as a thin horizontal 
line. From first floor (and 2nd) level this ‘line’ is expected to be marginally thicker but will not dominate the view. The panels would be experienced against the retained open 
farmland in the foreground and the woodland rising up the opposing side of the valley, as well as clear open skies. 

Degree of contrast The panels as regimental lines of the supporting frames will appear as man-made features covering this agricultural landscape containing existing visual detractors. The 
panels themselves will be a different colour shade (dark grey-blue opposed to shades of green and brown), with dark shading to the rear of the panels. 

Mitigation / enhancement proposals Panels are set back from the northeastern boundary of the site beyond a reinforced belt of scrub planting. A temporary evergreen hedgerow will be planted at 2m in height 
at the outset to help obscure views of the Proposed Development. A further belt of new native scrub will be planted along the northeastern edge of the Site, planted to both 
sides of the existing retained hedgerow, which be over 3m in width. This scrub belt will be allowed to grow to a height of approximately 3m to help obscure low level views of 
the panels whilst retaining longer distance open views. Native specimen trees will be planted within or alongside the existing hedgerow to break up the mass of the panels. 

Assessment
Sensitivity Magnitude Significance Significant

Construction (short-term) High Negligible/low Moderate No
Completion (medium term) High Low Moderate No
After 15 years (medium-long term) High Negligible Negligible / no effect No

RVAA Threshold
Overwhelming or not overwhelming No test required. Not overwhelming. 

RG1 - PARK ROAD
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Figure 12 - Detailed aerial photo of the residential propertyFigure 11 - Contextual extract of the proposed scheme 
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Baseline
Location (grid reference) SZ 53324 90798 (mid-point)
Height (AOD) 38-47m
Description of property and curtilage Properties are a mix of detached and semi-detached 2 storey dwellings which largely front onto Briddlesford Road, some which are also positioned side-on (but set back from 

the road). Front gardens range between 10 and 25m in depth. 
Orientation of property and direction of views Properties are largely orientated to front onto Briddlesford Road (facing to the west) with the backs facing towards to the east. Two properties close to Briddlesford Farm face 

onto Briddlesford Road to the east, with the backs facing west. 
Location of windows orientated towards the site and other 
receptor locations within the property curtilage

This a traditional row of properties with the fronts facing the road and rear facing over the garden. It is therefore assumed windows (either to the front or to the rear) will be 
facing towards the Site, both at ground level and at first floor. Where properties have more separation, additional windows may offer views to the south and / or north. Patios 
and gardens are largely located to the rear and / or sides of the properties facing to the south and east (and to the west in the case of the properties further to the south). 

Location of principal rooms Principal rooms are assumed to be located to the rear and front of the property at ground level, orientated to the west. 
Presence of intermediate visual barriers A clipped hedge, around 1.5m in height, lines both sides of Briddlesford road, and to the fronts of the properties. Properties with short front gardens have limited room for 

planting, whilst those with larger front gardens include small trees and shrubs. The gardens to the rear of the properties to the south contain large trees and shrubs which 
likley offer little opportunity to view over the landscape. Hedges, largely devoid of trees, pass across intervening fields between the properties and the Site, and again to both 
sides of Whiterails Road. 

Presence of detractors Powerlines are visible to the west and across the skyline. The existing substation is likley to be also visible from first floor windows. The existing solar panels at Grange Farm 
>840m to the west are likely to be partially visible from first floor windows. 

Magnitude of effect
Distance to the nearest solar panel (to 10m) >240m (distance from nearest property)
Extent of change in views (how visible will the changes be) At ground level, vegetation to gardens and intervening hedgerows is expected to reduce the visual appearance of the panels, which are themselves largely set back by a 

distance of over 200m. Panels are also low in height (no more than 3m) and at this location are stepping down the slope to the bottom of the valley (the ground on which 
the nearest panels are located are approximately 9m lower than the ground level of the properties). It is reasonable to assume that the tops of the panels from the first row 
will be visible above intervening hedgerows. First floor windows will likey offer opportunities to view over the panels and BESS/substation but the majority of the proposed 
changes are expected to be concealed given the way that the topography falls from view. 

Scale of change in views (what proportion of the view is 
occupied by the changes)

At ground level, the tops of the panels may be visible along part of the wider view but only experienced as a thin horizontal line. From first floor windows this ‘line’ is expected 
to be thicker but will not dominate the view. The panels would be experienced against the retained open farmland in the foreground and the woodland rising up the opposing 
side of the valley, as well as clear open skies. 

Degree of contrast The panels as regimental lines of the supporting frames will appear as man-made features covering this agricultural landscape containing existing visual detractors. The 
panels themselves will be a different colour shade (dark grey-blue opposed to shades of green and brown), with dark shading to the rear of the panels. 

Mitigation / enhancement proposals A temporary evergreen hedgerow will be planted at 2m in height at the outset to help obscure views of the Proposed Development. A further belt of new native scrub will be 
planted along the northeastern and southeastern edge of the Site (to Whiterails Road). This scrub belt will be allowed to grow to a height of approximately 3m to help obscure 
low level views of the panels whilst retaining longer distance open views. Native specimen trees will be planted within or alongside the existing hedgerow to break up the 
mass of the panels. 

Assessment
Sensitivity Magnitude Significance Significant

Construction (short-term) High Negligible/low Moderate No
Completion (medium term) High Low Moderate No
After 15 years (medium-long term) High Negligible Negligible / no effect No

RVAA Threshold
Overwhelming or not overwhelming No test required. Not overwhelming. 




