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About us 
Delta-Simons is a trusted, multidisciplinary environmental consultancy, focused on delivering the best possible 
project outcomes for customers. 

Specialising in Environment, Health & Safety and Sustainability, Delta-Simons provide support and advice within 
the property development, asset management, corporate and industrial markets.  Operating from ten locations 
- Lincoln, Birmingham, Bristol, Dublin, Leeds, London, Manchester, Newcastle, Norwich and Nottingham - we 
employ over 100 environmental professionals, bringing experience from across the private consultancy and 
public sector markets. 

Delta-Simons is proud to be a founder member of the Inogen® Environmental Alliance, a global corporation 
providing multinational organisations with consistent, high quality and cost effective environmental, health, 
safety, energy and sustainability solutions. Inogen assists multinational clients by resolving liabilities from the 
past, addressing today's requirements and delivering solutions for the future. With more than 200 offices located 
on every continent, more than 6,430 staff worldwide, and projects completed in more than 120 countries, Inogen 
provides a single point of contact for diverse markets as Automotive, Chemical, Consumer Products & Retail, 
Financial, Food & Beverage, Healthcare, Insurance, Manufacturing, Non Profit Organisations, Oil & Gas, Real 
Estate, Services Firms, Technology and Transportation, among others. 

This report has been prepared by TGP Landscape Architects (North) Ltd as term framework suppliers of 
Landscape Architecture to and on behalf of Delta-Simons.  
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 Introduction 

 Appointment 

1.1.1. Delta-Simons Environmental Consultants Limited (“Delta-Simons”) working with our approved 
technical specialists TGP Landscape Architects (North) Ltd was instructed by Lidl Great Britain Ltd 
(the “Client”) to undertake the preparation of a Landscape and Visual Impact Assessment for Paignton, 
Devon (the “Site”). 

 Context & Purpose 

1.2.1. TGP Landscape Architects were commissioned by Lidl Great Britain Ltd through Delta Simons 
Environmental Consultants Ltd to complete an appraisal of the local landscape character, landscape 
features and visual amenity in relation to the proposed development. The proposed development 
comprises a single new Lidl store with associated car parking and access road infrastructure from the 
A380 King’s Ash Road. The site, 1.84ha in area, is located to the north west of the town of Paignton 
adjacent to the A380, at grid reference no. 287076E, 061740N. The project is defined as a non-EIA 
project. 

1.2.2. Fieldwork was completed of the site and the surrounding area to assess the potential effects in relation 
to the landscape and visual amenity, and in particular in relation to the relationship between the 
proposed development, the town of Paignton, other nearby villages and the surrounding countryside. 
This report describes the potential landscape and visual effects of the proposed development and the 
associated landscape mitigation measures.  

1.2.3. The terminology used within the appraisal is as follows: 

▲ The site – refers to the extents or site area located within the red line boundary; 

▲ The proposed development – refers to features or components of the proposal likely to contribute 
to landscape and visual impacts. 

 Scope of Works 

1.3.1. The appraisal assesses the potential landscape and visual effects of the Proposed Development 
within a 5km radius study area. The Proposed Development is considered to be permanent and non-
reversible throughout this report. The likely landscape and visual effects of the Proposed Development 
are organised within the report as follows: 

▲ Consultation; 

▲ Planning policy context; 

▲ Methodology; 

▲ Landscape effects; this section covers a baseline description of the natural features within the 
site and the surrounding local landscape character, including an assessment of sensitivity. This 
section also describes potential mitigation, which is built into the design. Construction and 
operational effects are considered. 

▲ Visual effects; this section identifies the zone of theoretical visibility and within it identifies 
potential receptors which may be affected in relation to visual amenity. Construction and 
operational effects are considered. 

▲ Conclusions 

▲ Appendices with supporting illustrative material. 
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 Study Area 

1.4.1. A Zone of Theoretical Visibility plan (ZTV) was prepared with the assumption of proposed building 
height of 7.02m above existing ground level at its highest point. The ZTV, with agreement and 
accompanying fieldwork, identified a study area of 5km from the centre of the site. For the proposed 
development it was considered the primary landscape and visual effects would be confined to within 
this extent. 

 Guidance 

1.5.1. The methodology presented is based on the following best practice guidance: 

▲ Guidelines for Landscape and Visual amenity assessment Impact Assessment, Third Edition 
2013, as published by the Institute of Environmental Assessment and Landscape Institute. 

▲ LI Technical Guidance Note 06/19, Visual representation of Development Proposals, Landscape 
Institute, 2019; 

▲ An Approach to Landscape Character Assessment, Natural England, October 2014 

 

In addition, reference will be made to published guidance drawn on the following relevant baseline 
information: 

▲ Torbay Local Plan 2012 - 2030 – Adopted December 2015; 

▲ Plymouth and South West Devon Joint Local Plan 2014 – 2034; 

▲ Landscape Character Assessment of Torbay May 2010; 

▲ A Landscape Character Assessment for South Hams and West Devon; 

▲ Ordnance Survey maps; 

▲ Field surveys and  

▲ Aerial photography using the website, Google Earth. 

 Methodology 

1.6.1. The aim of the landscape and visual impact appraisal is to identify, predict and evaluate potential key 
effects arising from the proposed development. Wherever possible identified effects are quantified, 
but the nature of landscape and visual appraisal requires interpretation of professional judgement. In 
order to provide a level of consistency to the appraisal, the prediction of magnitude and appraisal of 
the residual landscape and visual effects have been based on pre-defined criteria. The Guidelines for 
Landscape and Visual Appraisal (3rd Edition), GVLA states that, ‘Professional judgement is a very 
important part of the LVIA.’ In all cases there is a need for the judgements that are made to be 
reasonable and based on clear and transparent methods so that the reasoning applied at different 
stages can be traced and examined by others.’ 

 Limitations 

1.7.1. The standard limitations associated with this assessment are presented in Appendix A. 
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 Planning Policy 
2.1.1. The following section relates to the local planning policies which are related to landscape and are 

considered to be relevant to the proposed development and the surrounding areas: 

▲ National Planning Policy Framework (July 2018); 

▲ Torbay Local Plan 2012 - 2030 – Adopted December 2015; 

▲ Plymouth and South West Devon Joint Local Plan 2014 – 2034. 

 National Planning Policy Framework 

2.2.1. Paragraph 8 of the National Planning Policy Framework sets out three overarching objectives in 
achieving sustainable development, an economic objective, a social objective and an environmental 
objective that contributes to “protecting and enhancing our natural, built and historic environment; 
including making effective use of land, helping to improve biodiversity, using natural resources 
prudently, minimising waste and pollution, and mitigating and adapting to climate change, including 
moving to a low carbon economy”. 

Under paragraph 124 it states that “good design is a key aspect of sustainable development” and 
under paragraph 127 describes how planning decisions should aim to ensure that developments 
“function well and add to the overall quality of the area...establish or maintain a strong sense of 
place...are sympathetic to local character and history, including the surrounding built environment and 
landscape setting, while not preventing or discouraging appropriate innovation or change…are 
visually attractive as a result of good architecture, layout and appropriate and effective landscaping”. 

Under paragraph 170 it refers to “protecting and enhancing valued landscapes...” with paragraph 172 
emphasising the “Great weight to be given to conserving 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”.  

In relation to National Planning Policy Framework, it is considered that the development incorporates 
good design into its siting and landscape treatment. There would be no national landscape 
designations affected by the development.   

2.2.2. Torbay Local Plan 2012 - 2030 – Adopted December 2015 

Key policies that relate to the proposed development include the following: 

 
Policy Ref Policy Description 

SS3 Presumption in Favour of Sustainable Development 
 When considering development proposals the Council will take a positive approach in 

accordance with the presumption in favour of sustainable development contained in the 
National Planning Policy Framework (NPPF). It will work proactively and in partnership 
with landowners, applicants and the community to find sustainable solutions, enabling 
development proposals to be approved where they evidently provide a balanced approach 
to improving economic, social and environmental conditions. 
 
Planning applications that accord with the policies in this Local Plan (and, where relevant, 
with polices in neighbourhood plans) will be approved, unless material considerations 
indicate otherwise. Where there are no policies relevant to the application, or relevant 
policies are out of date at the time of making the decision, then the Council will grant 
permission unless material considerations indicate otherwise, taking into account whether: 
 
 Any adverse impacts of granting permission would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in the NPPF taken as a 
whole; and 
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Policy Ref Policy Description 
 Specific policies in the NPPF indicate the development should not gain planning 

permission. 
 

SS8 Natural Environment 
 All development should have regard to its environmental setting and should positively 

contribute to the conservation and enhancement of the natural assets and setting of the 
Bay. 
 
The Council will safeguard, conserve and enhance the valued qualities, features and 
attributes of sites protected under European legislation and other important natural 
landscape, including tranquillity, dark night skies, bathing waters, biodiversity and 
geodiversity within the Bay, commensurate with their importance. This will ensure that: 
 
1. Sites, species and habitats protected under European, or equivalent, legislation will be 

protected from development/ Development around the edge of the built-up area will be 
required to protect and manage wildlife and habitats, including corridors between them, 
in accordance with Policy NC1. Particular attention must be paid to Greater Horseshoe 
Bat flight paths and Cirl Buntings. 

2. Within the Area of Outstanding Natural Beauty (AONB), the conservation of the 
landscape and scenic beauty, biodiversity and geodiversity will be given great weight 
and afforded the highest status of protection. Development will only be permitted in 
exceptional circumstances where it can be demonstrated to be in the public interest. 

3. Development proposals outside the AONB will be supported where they conserve or 
enhance the distinctive landscape character and biodiversity of Torbay or where the 
impact of the development is commensurate with the landscape and ecological 
importance. However, it will be particularly important to ensure that development 
outside the AONB does not have an unacceptable impact on the special landscape 
qualities of an adjoining or nearby AONB or other valued landscapes such as country 
parks. In assessing new development outside AONB, the value of natural landscapes 
will be carefully considered, using the Torbay Landscape Character Assessment and 
other relevant management plans, to help ensure the objectives for their conservation 
are met; and 

4. The Council will, in considering major planning applications, seek long term land 
management practices to maintain or restore landscapes, greenspace, dark corridors 
and amenity open spaces, integrating biodiversity and green infrastructure objectives 
including improved public access. If development impacts adversely upon biodiversity, 
geodiversity or countryside management, developer contributions and mitigation 
measures will be required to improve management or enhancement of the natural 
environment with a goal of achieving a net gain in biodiversity. 

 
SS9 Green Infrastructure 

 The Local Plan seeks to integrate new development with strategic green infrastructure, 
and to protect and provide high quality green space at a local level. 
 
Developments will be assessed against their ability to deliver high quality green 
infrastructure or contribute to the enhancement of the green infrastructure network. This 
assessment will seek to ensure that the following criteria are met, proportionate to the 
scale of the development proposed: 
 

a) A green infrastructure-led approach is followed in planning for and design of new 
development that considers the landscape context and relationship to existing and 
proposed green infrastructure assets and their functions; 

b) Multifunctional and connected space with a range of mutually compatible functions 
is provided where practicable; 

c) Public open space and public access are considered at an early stage and form a 
key driver for the layout of development schemes; 



Paignton Lidl LVIA 
Kings Ash Rd, Paignton TQ3 3XF  
Delta-Simons Project Number 20-0976   Page 5 

 

Environment | Health & Safety | Sustainability 

Policy Ref Policy Description 
d) The safety, amenity and use of public open space, access routes and green 

corridors (including urban wildlife corridors) is considered, and schemes are 
designed to encourage community integration, civic pride and access for all; 

e) Where necessary, green infrastructure should be deisgned to mitigate for loss of 
foraging habitat and/or linear features used as flyways by Greater Horseshoe Bats 
where the features lost contribute to the integrity of the South Hams SAC; and 

f) Maintain existing and contribute to new tree planting and woodland creation. 
 
Existing and proposed green infrastructure, including country parks, the strategic footpath 
network and the South West Coast Path, will be protected and managed to safeguard the 
asset. Developments will be required to make contributions proportionate to their scale for 
the protection, management and improvement of green infrastructure. Existing and new 
Geopark Access Hubs will be supported. 
 
New Country Parks are proposed in the following locations: 
 

1. Maidencombe, Torquay 
2. Great Parks, Paignton 

 
A new Countryside Access and Enhancement Scheme will be delivered at: 
 

3. White Rock, Paignton 
 
The council will work with the landowners and the community to secure green 
infrastructure links between the Great Parks, Collaton St Mary and White Rocks. 
 

SS10 Conservation and the Historic Environment 
 Development will be required to sustain and enhance those monuments, buildings, areas, 

walls and other features which make an important contribution to Torbay’s built and natural 
setting and heritage, for their own merits and their wider role in the character and setting 
of the Bay. This includes all designated and undesignated historical assets, including 
scheduled monuments, historic buildings (both nationally listed anjd of local importance), 
registered parks and gardens, conservation areas, and archaeological remains. 
 
All heritage assets will be conserved, proportionate to their importance. In particular 
approval of a scheme causing substantial harm to, or loss of, a Grade II listed building, 
park or garden will be exceptional. Substantial harm to or loss of designated assets of the 
highest significance, notably scheduled monuments, Grade I and II* listed buildings and 
Grade I and II* registered parks and gardens will be wholly exceptional. 
 
Proposals that may affect heritage assets will be assessed on the following criteria: 
 

1. The impact on listed and historic buildings, and their settings; 
2. The need to encourage appropriate adaptations and new uses; 
3. The need to conserve and enhance the distinctive character and appearance of 

Torbay’s conservation areas, while allowing sympathetic development within 
them; 

4. The importance of protecting and promoting the assessment and evaluation of 
Torbay’s ancient monuments and archaeological remains and their settings, 
including the interpretation and publication of archaeological investigations; 

5. The safeguarding of the character and setting of Torbay’s historic parks and 
gardens; 

6. The impact on vistas and views of Torbay’s historic features and areas which form 
part of the visual and tourist appeal of Torbay; 

7. Whether the impact of development, alteration or loss is necessary in order to 
deliver demonstrable public benefits, taking into account the significance of the 
heritage asset. The more important the heritage asset, the greater the benefits 
that will be needed to justify approval; and 
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Policy Ref Policy Description 
8. Whether new development contributes to the local character and distinctiveness 

of the area, particularly through a high quality of design, use of local materials, or 
removal of deleterious features. 

 
Proposals that enhance heritage assets or their setting will be supported, subject to 
other Local Plan Policies. 
 

SDP1 Paignton 
 Paignton will be rejuvenated through high quality mixed use development of key town 

centre, harbour and waterfront sites. Improvement of the built environment will re-capture 
the historic character of the old town and appeal of the 19th Century ‘Garden Suburb’ to 
the east. Green infrastructure will underpin both recreational and flood-resilience 
measures. 
 
The role of Preston District Centre and seafront will be enhanced for tourism, leisure and 
retail purposes. Appropriate development will be supported, particularly in the vicinity of 
Preston Down Road, whilst valued open space and countryside is protected and 
enhanced. 
 
The role of Goodrington as a leisure and employment hub will be promoted and enhanced, 
whilst protecting the area’s environmental assets. 
 
Development sites to the west of Paignton will be delivered through neighbourhood 
planning and masterplanning to provide employment and family housing opportunities. 
This will be underpinned by enhanced transport infrastructure along the Western Corridor 
and A385 Totnes Road and will take account of environmental sensitivity through a green 
infrastructure led design approach. This will help sustain Paignton’s urban function, and in 
particular Paignton Town Centre as a destination in its own right. Landscaping, biodiversity 
and flood risk management measures will be needed to minimise the environmental 
impact of development, particularly cross-boundary impacts. Priority species such as 
Greater Horseshoe Bats and Cirl Buntings and their habitats will be safeguarded, and any 
impacts mitigated. 
 
Paignton will provide a minimum of 30,100 square metres (net) of employment floor space 
and around 4,290 new homes over the plan period.  
 

C1 Countryside and the Rural Economy 
 In the open countryside, away from existing settlements, and in rural areas surrounding 

the three towns of Torbay, development will be resisted where this would lead to the loss 
of open countryside or creation of urban sprawl, or where it would encourage the merging 
of urban areas and surrounding settlements to the detriment of their special rural character 
and setting. 
 
Major new development should focus on Future Growth Areas in the Strategic Delivery 
Areas set out in the key diagram, consistent with the ambition and policies of the Local 
Plan. Otherwise, development outside the main urban areas and Strategic Delivery Areas 
will normally only be permitted within the established boundaries of villages and hamlets, 
provided that it is of an appropriate modest scale and consistent with relevant Local Plan 
Policies, including those relating to landscape, recreation, biodiversity, design and 
conservation. Suitable infill development, refurbishments and conversions will be 
permitted within these settlements in order to meet the day to day needs of local 
communities, to promote the retention and development of local services and to help 
maintain their sustainability. 
 
Outside settlement boundaries, the following forms of development may be permitted, 
provided that the rural and landscape character, wildlife habitats, green corridors and 
historic features are not adversely affected and necessary mitigation measures are carried 
out to minimise any harm to the environment: 
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Policy Ref Policy Description 
 

1. New homes for which there is a proven agricultural need, or self build affordable 
housing where acceptable under policy H3; 

2. Development required for forestry, horticulture or agriculture; 
3. Touring caravans and tents; 
4. Tourist facilities appropriate to the rural area; 
5. Development associated with outdoor sport and recreation appropriate in a rural 

area; 
6. Sensitive conversion, alteration and extension of existing buildings; 
7. Essential improvements to the highway network; and 
8. Appropriate renewable energy development. 

 
Where new development proposals come forward, the Council will also have regard to 
the need to protect, conserve or enhance the distinctive landscape characteristics and 
visual quality of a particular location, as identified in the Torbay Landscape Character 
Assessment, the suitability of a development and the capacity of the countryside to 
accommodate change. Development in the countryside should not have adverse effect 
on the integrity of the South Hams SAC or other important habitats. It should also have 
regard to Policy NC1 to assess the in-combination effects of multiple developments that 
could affect Greater Horseshoe Bats and the integrity of the South Hams SAC, and the 
scope for developer contributions to mitigate the impact of increased recreational 
pressure on the South Hams SAC. 
 

C4 Trees, Hedgerows and Natural Landscape Features 
 Development will not be permitted when it would seriously harm, either directly or 

indirectly, protected or veteran trees, hedgerows, ancient woodlands or other natural 
features of significant landscape, historic or nature conservation value. 
 
Where the loss of, or impact on trees, hedgerows or landscape features is considered 
acceptable as part of development, replacement and other mitigation measures will be 
required through planning condition or legal agreement. These measures should at least 
off-set any harm, and preferably achieve landscape and biodiversity improvements, and 
make provision for on-going management. 
 
Development proposals should seek to retain and protect existing hedgerows, trees and 
natural landscape features wherever possible, particularly where they serve an important 
biodiversity role. 
 
Proposals for new trees and woodlands will be supported in principle and will be a specific 
requirement of proposals in Strategic Delivery Areas and related Future Growth Areas. 
 

NC1 Biodiversity and Geodiversity (Sections relevant to this site) 
 Development in all areas: 

 
The Local Plan seeks to conserve and enhance Torbay’s biodiversity and geodiversity, 
through the protection and improvement of terrestrial and marine environments and fauna 
and flora, commensurate to their importance. The promotion, improvement and 
appropriate management of Torbay’s special environment and geological qualities, and 
corridors between them, will be supported and will be a key element in promoting 
sustainable tourism and fostering pride in the area’s unique environment. 
 
Development should not result in the loss or deterioration of irreplaceable habitats or 
wildlife corridors. Where development in sensitive locations cannot be located elsewhere, 
the biodiversity and geodiversity of areas will be conserved and enhanced through 
planning conditions or obligations. Development proposals should minimise 
fragmentation, and maximise opportunities for the restoration and enhancement of natural 
habitats, including trees and ancient woodlands. The integrity of wildlife corridors and 
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Policy Ref Policy Description 
important features shown in the Torbay Green Infrastructure Delivery Plan (2001) should 
be conserved and enhanced. 
 
All developments should positively incorporate and promote biodiversity features, 
proportionate to their scale. Where there is an identified residual impact on biodiversity, 
proposals will be expected to deliver a net gain in biodiversity through the creation or 
provision and management of new or existing habitats, in accordance with the Torbay 
Biodiversity and Geodiversity Action Plan (2007) and the Torbay Green Infrastructure 
Delivery Plan. If avoidance and mitigation are not sufficient, residual impacts must be off-
set in a manner deemed acceptable by the Council. 
 
Locally Important Sites and Species: 
 
Development in locally important sites will only be permitted where there are no 
reasonable alternative sites, where the reasons for development clearly outweigh damage 
to nature conservation interests, where every effort has been made to minimise any such 
damage, and where appropriate mitigation and compensation measures ca be put in 
place. 
 

DE1 Design 
 Development should be well designed, respecting and enhancing Torbay’s special 

qualities. These include the waterfront and natural setting of the Bay, and the character of 
the natural and built environment, including areas and buildings of historic interest and 
settlement patterns. Schemes should design out opportunities for crime and disorder. 
 
Major development should be informed by a townscape and/or landscape assessment, 
including historical context of the site, existing and previous land uses (including 
agricultural land quality where appropriate) as well as movement patterns through and/or 
around the site. 
 
Development proposals will be assessed against their ability to meet the design 
considerations set out below: 
 

1. Be adaptable to future change and needs, including that of occupiers; 
2. Promote diversity through a balanced mix of uses that work together and 

encourage sustainable living; 
3. Make the best use of space in terms of ground coverage and height; 
4. Be designed to reduce crime and the fear of crime by the promotion of safety and 

security in the design of buildings and surrounding space, whilst ensuring that 
amenities are not unduly affected. Design should also minimise opportunities for 
community conflict, antisocial behaviour and maximise safety for all; 

5. Be economically and socially viable in terms of density, mix, function and location; 
6. Where appropriate ensure equality of access and use for all sectors of the 

community; 
7. Integration of the development and surrounding green infrastructure, including 

sustainable drainage and water sensitive urban design; 
8. Achieve a net gain in biodiversity, including tree and hedgerow planting and 

habitat creation; 
9. Avoid noise and light pollution; 
10. Promote tenure-neutral design, materials and location of affordable housing; 
11. Be uncluttered and attractive, including where appropriate the removal of unsightly 

additions when considering the conversion of existing buildings; 
12. Acknowledge local character, and develop distinctive character in townscape and 

landscape terms, using existing landform features; 
13. Have a clear urban structure and grain that integrates with the surrounding 

context; 
14. Relate to the surrounding built environment in terms of scale, height and massing; 
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Policy Ref Policy Description 
15. Make the most of opportunities to restore/improve key gateways into the Bay and 

to create a focal point; 
16. Evolve high quality architectural detail with a distinctive and sensitive palette of 

materials; 
17. Protect important local and longer distance views and impact on the skyline, 

especially from public vantage points, having regard to the location and 
prominence of the site;  

18. Integrate with the existing street scene and features, including trees; 
19. Positively address the street with active frontages; 
20. Respect existing street frontages and built form; 
21. Ensure definition of space that clearly and coherently defines private and public 

areas; 
22. Be legible, permeable and accessible to all users; 
23. Provide opportunities for active lifestyles including walking and cycling (Active 

Design); 
24. Provide public sp[ace and routes that are attractive, safe, uncluttered and work 

effectively, including a means of storing waste which minimises impact on the 
street scene; 

25. Positively enhance the built environment; 
26. Avoid creating gated communities; 
27. Incorporation of existing trees and native species; and 
28. Provision of high quality hard and soft landscaping. 

 
 

2.2.3. Plymouth and South West Devon Joint Local Plan 2014 – 2034 

Key saved policies that relate to the proposed development include the following: 

 
Policy Ref Policy Description 

DEV21 Development Affecting the Historic Environment 
 Development proposals will need to sustain the local character and distinctiveness of the 

area by conserving and where appropriate enhancing its historic environment, both 
designated and non-designated heritage assets and their settings, according to their 
national and local significance. The following provisions will apply:  
 

1. The significance, character, setting and local distinctiveness of heritage assets 
should be considered within an appropriate assessment to determine impact.  

2. Great weight will be given to the conservation of the Plan Area's designated heritage 
assets. Where development proposals will lead to any harm to the significance of 
a designated heritage asset, they must be fully justified against:  

i. the public benefits of the development, and whether there are substantial 
public benefits in cases where there would be substantial harm  
ii. whether it has been demonstrated that all reasonable efforts have been 
made to sustain the existing use, find new uses or mitigate the extent of harm 
to the assets significance and if the work is the minimum required to secure its 
long term use.  

3. Development that harms the significance of locally important non-designated 
heritage assets, or their contribution to the character of a place will only be 
permitted where it can be justified on the basis of a balanced judgement, having 
regard to the scale of any harm or loss and the significance of the heritage asset.  

4. Where harm to designated and non- designated heritage assets can be justified 
applicants will be required to undertake excavation or recording as appropriate, 
followed by analysis and publication to professionally acceptable standards.  

5. Development should help secure the long term sustainable future for the Plan Area's 
heritage assets, especially those identified as being of greater risk of loss and 
decay and that might have a community benefit where possible.  
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Policy Ref Policy Description 
6. Development should respond positively and creatively to ensure those elements 

that contribute to the special character and appearance of conservation areas are 
conserved or enhanced using, where appropriate, Conservation Area Appraisals 
and Management Plans to inform future development. 

 
DEV23 Landscape Character 

 Development will conserve and enhance landscape, townscape and seascape character 
and scenic and visual quality, avoiding significant and adverse landscape or visual 
impacts. Development proposals should:  
 

1.   Be located and designed to respect scenic quality and maintain an area’s distinctive 
sense of place and reinforce local distinctiveness.  

2.  Conserve and enhance the characteristics and views of the area along with valued 
attributes and existing site features such as trees, hedgerows and watercourses 
that contribute to the character and quality of the area.  

3.  Be of high quality architectural and landscape design appropriate to its landscape 
context.  

4.  Be located and designed to prevent erosion of relative tranquility and intrinsically 
dark landscapes, and where possible use opportunities to enhance areas in which 
tranquillity has been eroded.  

5. Restore positive landscape characteristics and features that reinforce local 
landscape quality and distinctiveness.  

6.  Where necessary, be supported by Landscape and Visual Impact Assessments 
and landscaping schemes that enhance that proposed development.  

7. Avoid, mitigate, and where appropriate compensate, for any residual adverse effects 
and take opportunities to secure landscape character and visual enhancements. 

 
DEV25 Nationally Protected Landscapes 

 The highest degree of protection will be given to the protected landscapes of the South 
Devon AONB, Tamar Valley AONB and Dartmoor National Park. The LPAs will protect the 
AONBs and National Park from potentially damaging or inappropriate development 
located either within the protected landscapes or their settings. In considering 
development proposals the LPAs will:  
 

1. Refuse permission for major developments within a protected landscape, except in 
exceptional circumstances and where it can be demonstrated that they are in the 
public interest.  

2. Give great weight to conserving landscape and scenic beauty in the protected 
landscapes.  

3. Give substantial weight to other natural beauty criteria, including the conservation 
of wildlife and cultural heritage in the AONBs and great weight to the conservation 
of wildlife and cultural heritage in Dartmoor National Park.  

4. Assess their direct, indirect and cumulative impacts on natural beauty.  
5. Encourage small-scale proposals that are sustainably and appropriately located and 

designed to conserve, enhance and restore the protected landscapes.  
6. Seek opportunities to enhance and restore protected landscapes by addressing 

areas of visually poor quality or inconsistent with character, securing through the 
development visual and other enhancements to restore local distinctiveness, 
guided by the protected landscape’s special qualities and distinctive characteristics 
or valued attributes.  

7. Support proposals which are appropriate to the economic, social and environmental 
wellbeing of the area or desirable for the understanding and enjoyment of the area.  

8. Require development proposals located within or within the setting of a protected 
landscape to:  

i. Conserve and enhance the natural beauty of the protected landscape with 
particular reference to their special qualities and distinctive characteristics or 
valued attributes.  
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Policy Ref Policy Description 
ii. Be designed to prevent the addition of incongruous features, and where 
appropriate take the opportunity to remove or ameliorate existing incongruous 
features.  
iii. Be located and designed to respect scenic quality and maintain an area’s 
distinctive sense of place, or reinforce local distinctiveness.  
iv. Be designed to prevent impacts of light pollution from artificial light on 
intrinsically dark landscapes and nature conservation interests.  
v. Be located and designed to prevent the erosion of relative tranquility and, 
where possible use opportunities to enhance areas in which tranquility has 
been eroded.  
vi. Be located and designed to conserve and enhance flora, fauna, geological 
and physiographical features, in particular those which contribute to the 
distinctive sense of place, relative wildness or tranquillity, or to other aspects 
of landscape and scenic quality.  
vii. Retain links, where appropriate, with the distinctive historic and cultural 
heritage features of the protected landscape.  
viii. Further the delivery of the relevant protected landscape management plan, 
having regard to its supporting guidance documents.  
ix. Avoid, mitigate, and as a last resort compensate, for any residual adverse 
effects. 

 
DEV26 Protecting and Enhancing Biodiversity and Geological Conservation 

 Development should support the protection, conservation, enhancement and restoration 
of biodiversity and geodiversity across the Plan Area. Specific provisions are identified 
below: 
  

1. The highest level of protection will be given to European Sites. Development will not 
be permitted unless it will not adversely affect the integrity of a European site, either 
alone or in combination with other development. Proposals having a harmful impact 
on the integrity of European Sites that cannot be avoided or adequately mitigated 
will not be permitted other than in exceptional circumstances. These circumstances 
will only apply where:  

i. There are no suitable alternatives.  
ii. There are Imperative Reasons of Overriding Public Interest.  
iii. Necessary compensatory provision can be secured to ensure that the 
overall coherence of the Natura 2000 network of European Sites is protected.  

2. A high level of protection will be given to sites of national significance for nature 
conservation Development proposed on land within or outside such a site which 
would be likely to have a harmful impact on the site (either individually or in 
combination with other developments) will not be permitted unless the benefits of 
the development, at the site, clearly outweigh both the impacts on the notified 
special interest features of the site and any broader impacts on the national network 
of sites of national significance for nature conservation.  

3. Development likely to have a harmful impact on locally designated sites, their 
features or their function as part of the ecological network, will only be permitted 
where the need and benefits of the development clearly outweigh the loss and 
where the coherence of the local ecological network is maintained. 

4. Harmful impacts on European and UK protected species and Biodiversity Action 
Plan habitats and species must be avoided wherever possible, subject to the legal 
tests afforded to them where applicable, and unless the need for, or benefits of the 
development clearly outweigh the loss.  

5. Net gains in biodiversity will be sought from all major development proposals 
through the promotion, restoration and re-creation of priority habitats, ecological 
networks and the protection and recovery of legally protected and priority species 
populations. Delivery of net gains in biodiversity should be designed to support the 
delivery of the identified biodiversity network that crosses the Plan Area and links 
the city of Plymouth to the countryside and coast, as well as the network within the 
city itself. The level of biodiversity net gain required will be proportionate to the type, 
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Policy Ref Policy Description 
scale and impact of development. Enhancements for wildlife within the built 
environment will be sought where appropriate from all scales of development.  

6. Development will provide for the long term management of biodiversity features 
retained and enhanced within the site or for those features created off site to 
compensate for development impacts. 

 
DEV28 Trees, Woodland and Hedgerows 

 Development that would result in the loss or deterioration of the quality of: 
 
 Ancient woodland, aged or veteran trees or impact on their immediate surroundings;  
 Other woodlands or high amenity trees including protected trees;  
 Important hedgerows including Devon hedgebanks; will not be permitted unless the 

need for, and benefits of, the development in that location clearly outweigh the loss 
and this can be demonstrated.  

 
Development should be designed so as to avoid the loss or deterioration of woodlands, 
trees or hedgerows. If the loss of trees, woodlands or hedgerows, cannot be avoided, 
new native and locally appropriate trees and hedgerows will be secured as mitigation to 
ensure they contribute to a ‘net gain’. Mitigation should be delivered on site, but if this is 
not achievable, offsite compensation will be required to provide a net gain in canopy 
cover in line with local standards. 
 

 Landscape Designations 

2.3.1. Landscape planning designations are considered in the definition of the sensitivity of the landscape to 
development as they provide an indication of value. The site is located within an area designated as 
“Countryside Area (C1)”, “Protected Sites - Locally Important Sites (NC1)” and “Committed other 
deliverable Development Sites”. Figure 6 illustrates the other designations in relation to ecology and 
cultural heritage that fall within the 5km study area.  
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 Baseline Conditions 

 Landscape Character 

3.1.1. National Character Area: South Devon 

The proposed development site sits within this NCA, and the key characteristics of South Devon 
relevant to the proposed development are as follows: 

 

▲ Rounded hills, without strong patterns, separated by steep, intricate wooded valleys with fast 
flowing rivers.  

▲ Diverse and complex coastline, often reaching deep inland along rias and estuaries. Distinctive 
cliff formations with raised beaches and caves. The classic landform of Slapton shingle ridge and 
lagoon, which supports many internationally important bird species and rare plant communities.  

▲ Rias, or drowned river valleys, with large expanses of tidal water and mudflats extending far 
inland. The rias are often steep-sided, with broadleaved woodland down to the tidal edge.  

▲ Arable and pasture fields, with larger fields on the higher flatter land and a more intact, smaller 
irregular field pattern on the valley flanks. When ploughed the characteristic red soils add to the 
pattern of the landscape.  

▲ Wildflower rich, often treeless, hedgebanks providing field boundaries and borders to the typical 
narrow sunken lanes linking scattered farmsteads and hamlets.  

▲ Villages and towns generally in sheltered valley locations or at the heads of rias, with the larger 
urban settlements located at either end of the coastal stretch. Rural buildings of local stone and 
slate, with some cob and thatch.  

▲ Industrial heritage of the mineral mining in the Tamar Valley, with mine chimneys, quarries and 
mining settlements. Distinctive landscape of ball clay extraction in the Bovey Basin. 

 

3.1.2. Landscape Character Assessment of Torbay and A Landscape Character Assessment for South 
Hams and West Devon 

The site falls within the Landscape Character Type (LCT) defined as ‘Rolling Farmland’ within the 5km 
study area. Within the Torbay Landscape Character Assessment this LCT has been used to cover 
“Upper Farmed and Wooded Valley Slopes” and “Lower Rolling Farmed and Settled Valley Slopes” 
LCTs defined in the Landscape Character Assessment for South Hams and West Devon. The 
characteristics for all three LCTs have been included below for reference. The “Rolling Farmland” LCT 
sits over much of the Torbay Council area to the west of the towns of Torquay and Paignton and is 
further broken down into “Lower Rolling Farmed and Settled Valley Slopes” and “Upper Farmed and 
Wooded Valley Slopes” within the South Hams District Council boundary. The LCTs of “Low Lying 
Coast and/or Beach” and “Cliffs” runs north to south along the coastline to the east of Paignton and 
are linked to the “Rolling Farmland” by a series of “Secluded Valley” LCTs running east to west 
between Torquay and Paignton. There are further “Secluded Valleys” to the west of Paignton within 
the “Rolling Farmland” LCT. The proposed development site sits within the National Character Area 
of the ‘South Devon” which covers the whole of the 5km study area. 

 
3.1.3. Rolling Farmland 

The key features of the Rolling Farmland LCT relevant to the proposed development are as follows: 

 

▲ The rolling topography which is the key defining feature of this landscape, where subtle changes 
in slope and gradient occur constantly, without a strong pattern. Flat land is uncommon and 
generally located on the hill tops.  
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▲ A rolling well farmed landscape with an irregular pattern of field boundaries and occasional hilltop 
woodland.  

▲ A network of sunken lanes with tall hedge-banks and trees cross the area, and occasionally allow 
wider views across this landscape.  

▲ An irregular patchwork of arable and pasture land with the distinctive red soils visible in autumn 
and winter.  

▲ Thinly populated, with nucleated hamlets or farmsteads dispersed throughout the area. 

 
3.1.4. Upper Farmed and Wooded Valley Slopes 

The key features of the Upper Farmed and Wooded Valley Slopes LCT relevant to the proposed 
development are as follows: 

 

▲ Undulating or rolling upper valley slopes.  

▲ Pastoral farmland, with a wooded appearance, and arable cultivation on lower slopes.  

▲ Small to medium size fields with irregular boundaries.  

▲ Deciduous woods and copses, especially on hilltops and upper slopes.  

▲ Very wide, usually low, species-rich hedges with many hedgerow trees.  

▲ Dispersed settlement pattern of isolated farms and small villages.  

▲ Very winding narrow lanes.  

▲ An intimate and intricate landscape with wider views often restricted by vegetation.  

▲ Frequently remote and tranquil with little modern development. 

 
3.1.5. Lower Rolling Farmed and Settled Valley Slopes 

The key features of the Lower Rolling Farmed and Settled Valley Slopes LCT relevant to the proposed 
development are as follows: 

 

▲ Gently rolling lower valley slopes. 

▲ Pastoral farmland, with a wooded appearance.  

▲ Variable field patterns and sizes with either wide, low boundaries and irregular patterns or small 
fields with medium to tall boundaries and a regular pattern.  

▲ Many hedgerow trees, copses and streamside tree rows.  

▲ Settled, with varied settlement size, building ages and styles, sometimes with unity of materials 
in places through use of stone.  

▲ Winding, often narrow sunken lanes with very tall earth banks. Main roads may dominate locally.  

▲ Streams and ditches.  

▲ Some parts tranquil and intimate all year round, except near main transport routes.  

▲ Enclosed and sheltered landscape and wider views often restricted by vegetation. 

 
3.1.6. Secluded Valley 

The key features of the Secluded Valley LCT relevant to the proposed development are as follows: 
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▲ A steep valley landform with narrow valley floor in the lower reaches of each valley. 

▲ A topography which helps to enclose and separate these areas from the wider landscape. 

▲ A secluded character due to the enclosing topography and complex network of narrow sunken 
lanes enclosed by high hedge-banks which contain views across fields and out to the surrounding 
landscape. 

▲ A complex and irregular small scale pattern of hedge-banks and lanes, which separate small 
woodlands, orchards and areas of permanent pasture. 

▲ The lanes and fields are often damp and species rich with small streams, overhanging trees and 
small scale enclosure. 

 
3.1.7. Low Lying Coast and/or Beaches 

The key features of the Low Lying Coast and/or Beaches LCT relevant to the proposed development 
are as follows: 

 

▲ Recreation land and associated urban furniture (seats, signs, litter bins) and other features of an 
urban landscape such as beach huts, cafés, amenity buildings, and hard sea defences.  

▲ Proximity to the sea, which is often partially hidden from the hinterland by beach huts and sea 
defences. Some areas of windblown scrub, occasional tree groups and amenity planting of 
exotics in local amenity spaces. 

▲ Low lying landform with some gentle valleys running down to the sea.  

▲ Occasional areas of woodland and trees on higher ground obscure adjacent housing. 

 
3.1.8. Cliffs 

The key features of the Cliffs LCT relevant to the proposed development are as follows: 

 

▲ Steeply sloping cliffs, near-vertical at times. 

▲ Unenclosed, and almost inaccessible in places. 

▲ Narrow shingle beaches, small stony coves or rocky foreshore at foot of cliffs. 

▲ Accessible only along cliff top via South West Coast Path or via the foreshore. 

▲ Very sparsely settled on less steep slopes. 

▲ Scrub or pasture on less steep landward slopes. 

▲ Clearly expressed variable geology and geological features. 

▲ Extensive views along coastline and out to sea from cliff-tops. 

▲ Wild and exposed with dominant marine influence. 

▲ Extensively vegetated slumped landslips on lower half of cliff locally. 

 Local Landscape Character 

3.2.1. Figure 2 illustrates the local topography surrounding the site. The site lies on a south facing slope that 
falls from 58m AOD at its northern boundary down to 52m AOD on its southern boundary. A series of 
small watercourses such as Gatcombe Brook and Hollicombe Lake run from west to east across the 
study area, into Torbay itself at Paignton. The topography of the 5km study area rises from the east 
and the coastline at Paignton and Torquay to the proposed development site on the western edge of 
Paignton to areas of higher ground such as Beacon Hill and Windmill Hill to the west and south west 
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of the proposed development site. To the south the topography falls towards the town of Stoke Gabriel 
and the South Devon AONB on the southern edge of the study area.  

3.2.2. The site sits on the northern western edge of the town of Paignton. The transport corridor of the A380 
runs north to south along the eastern edge of the site, while Luscombe Lane runs east to west along 
the immediate south of the site. The A385 corridor runs east to west 1.75km to the south of the site 
while the A379 and A381 run north to south approximately 2km to the east and 4.5km to the north 
west of the site. The Riviera Line / Paignton –Manchester Line / Dartmouth Steam Railway Line runs 
north to south around 2.5km to the east of the site.  

3.2.3. The proposed development site is rough grassland and scrub, bounded by scrub and mature trees to 
the north, west and south, with an embankment of rough grassland down to the A380 King’s Ash Road 
along the eastern boundary.  

3.2.4. Settlements / residential properties within the study area beyond the proposed development site 
consist of towns such as Paignton to the immediate east and south east and Torquay to the north 
east, villages such as Marldon, Hollicombe, Stoke Gabriel, Coombe Fishacre, Compton, Ayerville, 
Berry Pomeroy and North Whilborough along with the occasional isolated farmsteads. The Grade II 
Parkland of Oldway Mansion is approximately 1.5km east of the proposed development and the Grade 
II Park of Princess Gardens and Royal Terrace Gardens are approximately 4.75km north east of the 
proposed development.  

3.2.5. Bridleways and footpaths criss-cross the surrounding fields, while the John Musgrave Heritage Trail 
Long Distance Path and South West Coast Path National Trail run west to north east and north to 
south across the 5km study area around 1.5km and 5.5km to the north of the site and to the east of 
the site respectively.  

 Site Description 

3.3.1. The site lies on a south facing slope, within an area designated as a Locally Important Protected Site, 
with open countryside to the north and west and the A380 King’s Ash Road running along the eastern 
boundary of the site and Luscombe Lane to the south. The town of Paignton lies to the east and south 
beyond the roads. Hilltop Nurseries & Green Dene Plants sits adjacent to the north east corner of the 
site. 

3.3.2. The northern, southern and western boundaries of the site are defined by areas of scrub and mature 
trees. To the eastern boundary is an embankment of rough grassland which drops to the A380 King’s 
Ash Road. The area within the site comprises rough grassland and areas of scrub and trees, some of 
which have already been cleared with the permission of the LPA. 
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 Proposed Development and Mitigation 

 Proposed Development 

4.1.1. The proposed development comprises a single new Lidl store with associated car parking and access 
road infrastructure from the A380 King’s Ash Road. The site, 1.84ha in area, is located to the north 
west of the town of Paignton adjacent to the A380, at grid reference no. 287076E, 061740N. 

 Proposed Mitigation Measures 

4.2.1. Figure 7 illustrates the proposed landscape mitigation / principles, following a site appraisal in the field. 
To assist in screening the Proposed Development from nearby residential properties, transport routes 
and the wider landscape the existing hedgerows and hedgerow trees along the northern, western and 
southern boundaries will be retained. There would be new wildflower meadow grass seeding 
introduced across the site to increase biodiversity. The retained site boundaries would assist in 
screening views and break up the massing of the building while the introduction of wildflower grass 
seed mixes would enhance the local biodiversity.  

 Proposed mitigation during construction 

4.3.1. The construction of the Proposed Development would follow a Construction Environmental 
Management Plan and Method Statements which would detail the proposed arrangements for soil 
removal, storage and replacement. Specific measures during construction could include: 

▲ Land clearance and occupation will be limited to the necessary works; 

▲ During excavation, subsoil and topsoil would be separated and retained in order to maximise the 
quality of the soil for reinstatement; 

▲ Reinstatement and greening of the site would be carried out as soon as possible following 
completion of each phase of the works. 
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 Residual Effects 

 Landscape Effects 

5.1.1. This section examines the effects arising as a result of the proposed development with reference to 
the potential operational effects on landscape fabric, landscape character and potential effects on 
landscape character during construction. 

 Potential effects on landscape fabric 

5.2.1. Changes to landscape fabric can occur where there would be direct physical changes to the 
landscape. The total area of land required would be 1.84ha, with some loss of other features. There 
would be a loss of scrub and grassland habitat where the site access road was situated and over the 
area of the proposed development while the remaining boundary vegetation would be retained. 
Mitigation measures of the addition of wild flower meadow grass seeding would assist in enhancement 
of the local biodiversity. 

5.2.2. The sensitivity of the landscape fabric is medium. The magnitude of change would be substantial, 
leading to a major / moderate effect. This is considered significant. 

 Potential effects on local landscape character 

5.3.1. Figure 5 illustrates the location of the landscape character areas and types within the study area. The 
following assessment is undertaken with reference to the NCA South Devon and the LCTs Rolling 
Farmland, Upper Farmed and Wooded Valley Slopes, Lower Rolling Farmed Steeled Valley Slopes, 
Secluded Valley, Low Lying Coast and/or Beaches and Cliffs, which make up the remainder of the 
5km radius study area. 

5.3.2. The effect of the Proposed Development on landscape character largely depends on the key 
characteristics of the receiving environment; the degree to which the development may be considered 
to be consistent with or at odds with it; and how the proposal would be perceived within its setting, 
with perceptions influenced by, distance, weather conditions and the design and appearance of the 
proposed development. 

5.3.3. South Devon NCA 

The key characteristics and features of the NCA are listed within the Baseline Conditions. The effects 
on the NCA would be direct (affecting the land of the site itself) and indirect (affecting the visual and 
perceptual characteristics of the wider landscape). 

The NCA falls across the landscape designations of the South Devon AONB, Conservation Areas at 
Stoke Gabriel, Berry Pomeroy, Cockington, Torquay and Paignton, the Scheduled Ancient 
Monuments at Torre Abbey, Beacon Hill, north of Barton Pipes, Berry Pomeroy Castle, Port Bridge 
and Compton, the SSSIs at Occombe, Roundham Head and Saltern Cove, the LNRs at Saltern Cove, 
Occombe Valley Woods and Occombe Farm and Scadson Woods, a Country Park at Cockington and 
a number of Ancient Woodlands and Listed Buildings as well as sections of the South West Coast 
Path National Trail and John Musgrave Heritage Trail Long Distance Footpath within the 5km study 
area. We consider the value of the landscape to be high. 

The proposed site is a small area within the NCA and is visible over small pockets to the north (within 
1.5km), south (out to 5km), east (out to 5km over the sea) and to the west within 2.5km of the proposed 
development. Site survey work has shown that the intervening vegetation and built form would reduce 
this visibility to a small section of the LCT within 1km of the site to the immediate north and west and 
towards the south west of the 5km study area at a distance of 2.5km. There are small pockets of 
visibility to the south at distances of 1.5km, 2km and 2.5km. Much of the NCA within the 5km study 
area would be unaffected by the change in view initiated by the proposed development. The 
magnitude of change on the South Devon NCA would be slight, resulting in a moderate effect, which 
is not considered significant. 
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5.3.4. Rolling Farmland LCT 

The key characteristics and features of the LCT are listed within the Baseline Conditions. The effects 
on the LCT would be direct (affecting the land of the site itself) and indirect (affecting the visual and 
perceptual characteristics of the wider landscape). 

Landscape sensitivity considers the susceptibility of the landscape and its value. The LCT falls across 
the landscape designations of the Conservation Area at Cockington, the Scheduled Ancient 
Monument at north of Barton Pipes, the SSSI at Occombe, the LNRs at Occombe Valley Woods and 
Occombe Farm and Scadson Woods, a Country Park at Cockington and a number of Ancient 
Woodlands and Listed Buildings as well as sections of the John Musgrave Heritage Trail Long 
Distance Footpath within the 5km study area. We consider the value of the landscape to be high.  

The construction of a Lidl store and its associated car parking and access road would introduce new 
elements into the landscape, although this would be balanced by the retention of much of the 
surrounding existing trees and hedgerow.  

The ZTV indicates that the proposed development site would potentially be visible over small pockets 
to the north (within 1.5km), south (out to 5km), east (out to 5km over the sea) and to the west within 
2.5km of the proposed development. Site survey work has shown that the intervening vegetation and 
built form would reduce this visibility to a small section of the LCT within 1km of the site to the 
immediate north and west and towards the south west of the 5km study area at a distance of 2.5km. 
There are small pockets of visibility to the south at distances of 1.5km, 2km and 2.5km. Much of the 
LCT within the 5km study area would be unaffected by the change in view initiated by the proposed 
development.  

Following implementation of the proposed development, the magnitude of change on the Rolling 
Farmland LCT would be slight and result in a moderate effect, which is not considered significant.  

5.3.5. Upper Farmed and Wooded Valley Slopes LCT 

The key characteristics and features of the LCT are listed within the Baseline Conditions. The effects 
on the Upper Farmed and Wooded Valley Slopes LCT would be indirect (affecting the visual and 
perceptual characteristics of the wider landscape). 

The LCT falls across the landscape designations of the Conservation Area at Berry Pomeroy, the 
Scheduled Ancient Monuments at Beacon Hill, north of Barton Pipes, Berry Pomeroy Castle and 
Compton and a number of Ancient Woodlands and Listed Buildings as well as sections of the John 
Musgrave Heritage Trail Long Distance Footpath within the 5km study area. We consider the value of 
the landscape to be high. 

Site survey work has shown that the proposed development site is not visible from this LCT within the 
5km study area. The magnitude of change to the Upper Farmed and Wooded Valley Slopes LCT 
would be none, resulting in no effect. 

5.3.6. Lower Rolling Farmed and Settled Valley Slopes LCT 

The key characteristics and features of the LCT are listed within the Baseline Conditions. The effects 
on the Lower Rolling Farmed and Settled Valley Slopes LCT would be indirect (affecting the visual 
and perceptual characteristics of the wider landscape). 

The LCT falls across the landscape designations of the South Devon AONB, Conservation Area at 
Stoke Gabriel, the Scheduled Ancient Monument at Port Bridge and a number of Listed Buildings 
within the 5km study area. We consider the value of the landscape to be high. 

Site survey work has shown that the proposed development site is not visible from this LCT within the 
5km study area. The magnitude of change to the Lower Rolling Farmed and Settled Valley Slopes 
LCT would be none, resulting in no effect. 

5.3.7. Secluded Valley LCT 

The key characteristics and features of the LCT are listed within the Baseline Conditions. The effects 
on the Secluded Valley LCT would be indirect (affecting the visual and perceptual characteristics of 
the wider landscape). 



Paignton Lidl LVIA 
Kings Ash Rd, Paignton TQ3 3XF  
Delta-Simons Project Number 20-0976   Page 20 

 

Environment | Health & Safety | Sustainability 

The LCT falls across the landscape designations of the Conservation Area at Cockington, the LNRs 
at Occombe Valley Woods and Occombe Farm and Scadson Woods, a Country Park at Cockington 
and a number of Listed Buildings as well as sections of the John Musgrave Heritage Trail Long 
Distance Footpath within the 5km study area. We consider the value of the landscape to be high. 

Site survey work has shown that the proposed development site is not visible from this LCT within the 
5km study area. The magnitude of change to the Secluded Valley LCT would be none, resulting in no 
effect. 

5.3.8. Low Lying Coast and/or Beaches LCT 

The key characteristics and features of the LCT are listed within the Baseline Conditions. The effects 
on the Low Lying Coast and/or Beaches LCT would be indirect (affecting the visual and perceptual 
characteristics of the wider landscape). 

The LCT falls across the landscape designations of the Conservation Areas at Belgravia, Chelston 
and Polshom, the Scheduled Ancient Monument at Torre Abbey and a number of Listed Buildings as 
well as sections of the South West Coast Path National Trail within the 5km study area. We consider 
the value of the landscape to be high. 

Site survey work has shown that the proposed development site is not visible from this LCT within the 
5km study area. The magnitude of change to the Low Lying Coast and/or Beaches LCT would be 
none, resulting in no effect. 

5.3.9. Cliffs LCT 

The key characteristics and features of the LCT are listed within the Baseline Conditions. The effects 
on the Cliffs LCT would be indirect (affecting the visual and perceptual characteristics of the wider 
landscape). 

The LCT falls across the landscape designations of the Conservation Areas at Roundham and 
Paignton Harbour, the SSSIs at Roundham Head and Saltern Cove, the LNR at Saltern Cove and a 
number of Listed Buildings as well as sections of the South West Coast Path National Trail within the 
5km study area. We consider the value of the landscape to be high. 

Site survey work has shown that the proposed development site is not visible from this LCT within the 
5km study area. The magnitude of change to the Cliffs LCT would be none, resulting in no effect. 

 Potential effects on landscape designations 

5.4.1. The proposed development is located within one landscape designation, “Countryside Area (C1)”, the 
sensitivity of which is considered high. The magnitude of change over this designation would occur 
over a small area of the designation within the 5km study area and is considered slight, resulting in a 
moderate effect, which is not considered significant.  

5.4.2. The proposed development also sits within a heritage and nature conservation designation, “Protected 
Sites – Locally Important Sites (NC1)”, the sensitivity of which is considered high. The magnitude of 
change over this designation would occur over a small area of the designation within the 5km study 
area and is considered slight, resulting in a moderate effect, which is not considered significant. 

 Potential effects on landscape character during construction 

5.5.1. The works would give rise to landscape effects during construction, with earthmoving equipment re-
grading the land, site activity, flood lighting, access road, signage and traffic management on Kings 
Ash Road. Direct effects would be concentrated within the site itself. The construction activities would 
result in a slight magnitude of change locally within a 5km radius resulting in a moderate effect. The 
effects would be short term, localised and not considered significant. 

 Visual Effects 

5.6.1. The visual assessment examines the magnitude of change and potential effects on the visual amenity 
of people who have or will experience views of the proposed development. This section draws on the 
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results of the viewpoint analysis and fieldwork observations. It considers the potential effects of the 
Proposed Development on the visual amenity of the following groups of potential receptors: 

▲ Residents, in nearby Paignton, Torquay, Marldon, Hollicombe, Stoke Gabriel, Coombe Fishacre, 
Compton, Ayerville, Berry Pomeroy, North Whilborough and isolated dwellings; 

▲ Pedestrians on public rights of way and bridleways; 

▲ Vehicle users of nearby highways; 

▲ Users of recreation and tourist destinations, key viewpoints. 

Further details regarding the methodology used for the visual assessment are set out in Appendix A. 

5.6.2. The potential landscape and visual effects that would arise from the Proposed Development have 
been assessed in two ways; 

▲ Zone of Theoretical Visibility and Zone of Visual Influence maps to provide a general overview of 
potential visibility within the defined 5km study area; 

▲ Assessment of the visual effects from ten viewpoints representative of potential receptors. These 
findings are presented in Figures 8 to 14. 

 Zone of Theoretical Visibility / Zone of Visual Influence 

5.7.1. Figure 3 illustrates the zone of theoretical visibility (ZTV) within a 5km study area, based on the 
construction of the proposed development, to a height of 7.02m AOD. The ZTV does not take into 
consideration built form and vegetation, consequently this is a worst case scenario. Due to the 
surrounding topography, (Figure 2), the ZTV indicates that the proposed development site would 
potentially be visible over small pockets of the 5km study area to the north (within 1.5km), south (out 
to 5km), east (out to 5km over the sea) and to the west within 2.5km of the proposed development. 
The site is theoretically visible over areas of western and southern Paignton. 

5.7.2. Figure 4 illustrates the zone of visual influence (ZVI) which does take into consideration the local built 
form and vegetation. The residential buildings have been assumed to be 8m in height and the 
woodland blocks 10m in height. This has the effect of reducing this visibility to a small section of the 
study area within 1km of the site to the immediate north and west and towards the south west of the 
5km study area at a distance of 2.5km. There are small pockets of visibility to the south at distances 
of 1.5km, 2km and 2.5km. Much of the 5km study area would be unaffected by the change in view 
initiated by the proposed development.  

 Viewpoint assessment 

5.8.1. A viewpoint assessment has been carried out on a selection of key viewpoint locations to assess the 
likely magnitude and significance of landscape and visual effects arising as a result of the proposed 
development. Seven viewpoints were selected, to represent a variety of potential receptors within the 
study area, including locations adjacent to the site by residential receptors, on the A380, on the local 
footpath network adjacent to a Scheduled Ancient Monument at Beacon Hill, adjacent to a Scheduled 
Ancient Monument near Barton Pines, within residential areas to the south of the Proposed 
Development and on the Pier at Paignton seafront. The viewpoints are assessed in Appendix C and 
the locations shown on Figure 4. 

 Visual effects – Residential receptors 

5.9.1. Paignton 

The proposed development is visible from a small section of the north western edge and two small 
pockets near Clennon Gorge and Primley Park within the settlement of Paignton. There would be 
views from the houses that sit to the east of the A380 Kings Ash Road that runs directly to the east of 
the site and glimpses from upper storeys of houses to the south of the site (represented by Viewpoints 
1, 5 and 6 respectively). The sensitivity of these receptors are considered to be medium. The 
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magnitude of change is considered to be negligible from the houses to the south of the site and 
substantial for the houses directly adjacent to the site, resulting in a minor effect on the houses to 
the south of the site, which is not considered to be significant and major / moderate effect for those 
houses directly adjacent to the site, which is considered significant. 

5.9.2. Torquay 

Due to the intervening topography, vegetation and built form, the proposed development would not be 
visible from Torquay. The magnitude of change is considered to be none, resulting in no effect. 

5.9.3. Marldon 

Due to the intervening topography, vegetation and built form, the proposed development would not be 
visible from Marldon. The magnitude of change is considered to be none, resulting in no effect. 

5.9.4. Hollicombe 

Due to the intervening topography, vegetation and built form, the proposed development would not be 
visible from Hollicombe. The magnitude of change is considered to be none, resulting in no effect. 

5.9.5. Stoke Gabriel 

Due to the intervening topography, vegetation and built form, the proposed development would not be 
visible from Stoke Gabriel. The magnitude of change is considered to be none, resulting in no effect. 

5.9.6. Coombe Fishacre 

Due to the intervening topography, vegetation and built form, the proposed development would not be 
visible from Coombe Fishacre. The magnitude of change is considered to be none, resulting in no 
effect. 

5.9.7. Compton 

Due to the intervening topography, vegetation and built form, the proposed development would not be 
visible from Compton. The magnitude of change is considered to be none, resulting in no effect. 

5.9.8. Ayerville 

Due to the intervening topography, vegetation and built form, the proposed development would not be 
visible from Ayerville. The magnitude of change is considered to be none, resulting in no effect. 

5.9.9. Berry Pomeroy 

Due to the intervening topography, vegetation and built form, the proposed development would not be 
visible from Berry Pomeroy. The magnitude of change is considered to be none, resulting in no effect. 

5.9.10. North Whilborough 

Due to the intervening topography, vegetation and built form, the proposed development would not be 
visible from North Whilborough. The magnitude of change is considered to be none, resulting in no 
effect. 

 Visual effects – Public Rights of Way, Bridleway and Cycleway users 

5.10.1. The potential visual effects of the Proposed Development experienced by those walking and cycling 
on the local footpath/bridleway network have been considered with reference to fieldwork, ZTV and 
viewpoint analysis. The South West Coast National Trail runs north south along the coastline 
approximately 2.5km to the east of the proposed development site and the John Musgrave Heritage 
Trail Long Distance Footpath runs from west to east across the study area, approximately 2km north 
of the proposed development site. The sensitivity of these routes is considered to be high.  
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Views would be experienced transiently and would be in part restricted by the screening effect of 
intervening vegetation and landform. The orientation of different sections of a route would be seen at 
an oblique angle or behind the direction of travel. As such, views would not be experienced uniformly. 
The ZTV and site survey work indicates that the proposed development site is only visible from one 
public right of way approximately 1km to the north west of the site within the 5km study area. 

5.10.2. South West Coast Path National Trail 

Due to the presence of intervening landform, vegetation and built form, the proposed development is 
not visible from the South West Coast Path National Trail. The magnitude of change is considered to 
be none, resulting in no effect. 

5.10.3. John Musgrave Heritage Trail Long Distance Path 

Due to the presence of intervening landform, vegetation and built form, the proposed development is 
not visible from the John Musgrave Heritage Trail Long Distance Path. The magnitude of change is 
considered to be none, resulting in no effect. 

5.10.4. Marldon Footpath 19 

The Marldon 19 footpath lies approximately 1.2km to the north west of the proposed development site. 
The trees and vegetation of the northern boundary of the site are visible in the middle ground. There 
would be glimpse views of the roofline of the building for sections of the Marldon 19 footpath. Any 
views would be experienced transiently and directionally and would in the main be occasional 
glimpses through intervening vegetation, they are represented by Viewpoint 3. The magnitude of 
change is considered to be slight, resulting in a moderate effect, which is not considered significant.  

5.10.5. PRoWs to the North of the Site 

Due to the presence of intervening landform, vegetation and built form, the proposed development is 
not visible from the footpaths and bridleways to the north of the proposed development site. The 
magnitude of change is considered to be none, resulting in no effect. 

5.10.6. PRoWs to the West of the Site 

Due to the presence of intervening landform, vegetation and built form, the proposed development is 
not visible from the footpaths and bridleways to the west of the proposed development site. The 
magnitude of change is considered to be none, resulting in no effect. 

5.10.7. PRoWs to the South of the Site 

Due to the presence of intervening landform, vegetation and built form, the proposed development is 
not visible from the footpaths and bridleways to the south of the proposed development site. The 
magnitude of change is considered to be none, resulting in no effect. 

5.10.8. PRoWs to the East of the Site 

Due to the presence of intervening landform, vegetation and built form, the proposed development is 
not visible from the footpaths and bridleways to the east of the proposed development site. The 
magnitude of change is considered to be none, resulting in no effect. 

 Visual effects – Highway users 

5.11.1. The potential visual effects of the Proposed Development experience by those travelling on the local 
highway network have been considered with reference to fieldwork, ZTV and viewpoint analysis. The 
sensitivity of these routes is considered to be medium due to the speed of travel.  

Views would be experienced transiently and would be in part restricted by the screening effect of 
intervening vegetation, landform. The orientation of different sections of a route would be seen at an 
oblique angle or behind the direction of travel. As such, views would not be experienced uniformly. 
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5.11.2. A379 

Due to presence of intervening vegetation, the existing landform and the buildings of Paignton, the 
proposed development is screened along the whole length of the A379 within the study area. The 
magnitude of change is considered to be none, resulting in no effect. 

5.11.3. A380 

Due to presence of vegetation on the highway embankments and the surrounding topography and 
road infrastructure, the proposed development is screened along much of the length of the A380 within 
the study area. There is one short section of around 100m around 0.5km north of the site, where the 
road drops down over a crest and then a 300m section adjacent to the site, where the proposed 
development will be visible. These are represented by Viewpoints 2 and 1 respectively.  

The magnitude of change along much of the A380 will be none, resulting in no effect. For the section 
alongside the proposed development site, it is considered that the magnitude of change will be 
moderate, resulting in a moderate effect, which is not considered significant, and for the short section 
0.5km to the north of the site it is considered the magnitude of change will be slight, resulting in a 
moderate / minor effect, which is not considered significant. 

5.11.4. A381 

Due to presence of vegetation on the highway embankments and the surrounding topography and 
road infrastructure, the proposed development is screened along the whole length of the A381 within 
the study area. The magnitude of change is considered to be none, resulting in no effect. 

5.11.5. A385 

Due to presence of vegetation on the highway embankments and the surrounding topography and 
road infrastructure, the proposed development is screened along the whole length of the A385 within 
the study area. The magnitude of change is considered to be none, resulting in no effect. 

5.11.6. A3022 

Due to presence of vegetation on the highway embankments, the surrounding topography and 
buildings of Paignton, the proposed development is screened along the whole length of the A3022 
within the study area. The magnitude of change is considered to be none, resulting in no effect. 

5.11.7. B Roads and Local Roads 

There are no B Roads within the 5km study area. The remaining road network consists of small local 
roads, many of which are bounded by hedgerows. Due to the presence of this vegetation and the 
surrounding topography, the proposed development is screened along the length of all of these local 
roads within the study area. The magnitude of change is considered to be none, resulting in no effect. 

 Visual effects – Rail users 

5.12.1. The potential visual effects of the Proposed Development experience by those travelling on the local 
rail network have been considered with reference to fieldwork, ZTV and viewpoint analysis. The 
sensitivity of these routes is considered to be medium due to the speed of travel.  

Views would be experienced transiently and would be in part restricted by the screening effect of 
intervening vegetation, landform. The orientation of different sections of a route would be seen at an 
oblique angle or behind the direction of travel. As such, views would not be experienced uniformly. 

5.12.2. Riviera Line / Paignton –Manchester Line / Dartmouth Steam Railway Line 

Due to presence of vegetation on the railway embankments and the surrounding topography, the 
proposed development is screened for the whole length of the Riviera / Paignton – Manchester / 
Dartmouth Steam Railway Line within the study area. Any view would be experienced at speed. 
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The magnitude of change along the Riviera / Paignton – Manchester / Dartmouth Steam Railway Line 
will be none resulting in no effect. 

 Visual effects – Landscape Designations 

5.13.1. Area of Outstanding Natural Beauty 

The South Devon Area of Outstanding Natural Beauty (AONB) sits 4km to south of the proposed 
development site and is illustrated on Figure 6. Due to the intervening topography, built form and 
vegetation the proposed development is screened from view for the whole of the AONB within the 
study area. The sensitivity of the South Devon AONB is considered to be high. The magnitude of 
change is considered to be none, resulting in no effect. 

5.13.2. Sites of Special Scientific Interest 

There are three Sites of Special Scientific Interest (SSSI) within the 5km study area, at Occombe 2km 
to the north east of the site, Roundham Head 3km to the south east of the site and at Saltern Cove 
3.5km to the south east, illustrated on Figure 6. The sensitivity of the SSSIs is considered to be high. 

Due to the presence of intervening topography and mature vegetation the proposed development is 
screened from view at all three sites. The magnitude of change is considered to be none, resulting in 
no effect. 

5.13.3. Ancient Woodlands 

There are a number of areas of Ancient Woodland within the 5km study area, predominantly around 
2-4km to the west of the site around Berry Pomeroy Castle along with some isolated pockets 4.5km 
to the north west at Wrigwell Hill and 2.5km to the south east at Clennon HIll, illustrated on Figure 6. 
The sensitivity of Ancient Woodlands is considered to be high. 

Due to the presence of intervening topography, the built form and mature vegetation the proposed 
development is screened from view at all areas of Ancient Woodland. The sensitivity of the designation 
of Ancient Woodland is considered to be high. The magnitude of change is considered to be none, 
resulting in no effect. 

5.13.4. Local Nature Reserves 

There are three LNRs within the 5km study area, Occombe Farm and Scadson Woods 1.5km to the 
north east of the site, Occombe Valley Woods 1km to the north east of the site and Sugar Loaf Hill 
and Saltern Cove 3.5km to the south east, illustrated on Figure 6. Due to the presence of intervening 
topography and mature vegetation the proposed development is screened from view at all three sites. 
The sensitivity of LNRs is considered to be high. The magnitude of change is considered to be none, 
resulting in no effect. 

5.13.5. Protected Sites – Locally Important Sites 

There are a number of Protected Sites – Locally Important Sites within the 5km study area, illustrated 
on Figure 6. Due to the presence of intervening topography and mature vegetation the proposed 
development is screened from view at the majority of these sites. The magnitude of change is 
considered to be none, resulting in no effect. 

The proposed development site itself sits within one of these areas. The sensitivity of Protected Sites 
– Locally Important Sites is considered high. The magnitude of change over this designation would 
occur over a small area of the designation within the 5km study area and is considered slight, resulting 
in a moderate effect, which is not considered significant. 

5.13.6. Conservation Areas 

There are twelve Conservation Areas within the 5km study area, four in Paignton and five within 
Torquay. The remaining three can be found at Cockington, Berry Pomeroy and Stoke Gabriel, 
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illustrated on Figure 6. Each area is screened from the proposed development by the intervening 
topography, built form and vegetation.  

The designation of Conservation Area is considered to have high sensitivity. The magnitude of change 
to those Conservation Areas within the 5km study area is considered to be none due to intervening 
vegetation and landform, resulting in no effect.  

5.13.7. Registered Parks or Gardens 

The potential visual effects of the Proposed Development experience by those using Registered Parks 
and Gardens within the study area have been considered with reference to fieldwork, ZTV and 
viewpoint analysis. The Registered Parks and Gardens within the study area are illustrated on Figure 
6. The sensitivity of these designations is considered to be high. 

Oldway Mansion 

The Grade II Parkland of Oldway Mansion is approximately 1.5km east of the proposed development. 
Due to the intervening topography, built form and vegetation the proposed development is screened 
from view within the grounds of Oldway Mansion. The magnitude of change is considered to be none, 
resulting in no effect. 

Princess Gardens and Royal Terrace Gardens 

The Grade II Park of Princess Gardens and Royal Terrace Gardens are approximately 4.75km north 
east of the proposed development. Due to the intervening topography, built form and vegetation the 
proposed development is screened from view within the grounds of Princess Gardens and Royal 
Terrace Gardens. The magnitude of change is considered to be none, resulting in no effect. 

5.13.8. Scheduled Ancient Monuments 

There are ten Scheduled Ancient Monuments (SAM) within the 5km study area, illustrated on Figure 
6, comprising Berry Pomeroy Castle, Compton Castle Medieval Fortified House, two bowl barrows at 
Beacon Hill, two prehistoric hilltop enclosures north of Barton Pines Inn, The Bishop’s Palace, Torre 
Abbey, St Michael’s Chapel, a chambered tomb and earthworks. The sensitivity of these designations 
is considered to be high.  

Due to the presence of intervening topography and mature vegetation the proposed development is 
screened from view at all of these sites with the exception of the bowl barrows at Beacon Hill and the 
two prehistoric hilltop enclosures. The magnitude of change over the sites that are screened from the 
Proposed Development Site is considered to be none, resulting in no effect. For the bowl barrows at 
Beacon Hill (represented by Viewpoint 3) and the two prehistoric hilltop enclosures (represented by 
Viewpoint 4) the magnitude of change is considered to be slight, resulting in a moderate effect, which 
is not considered significant. 

5.13.9. Listed Buildings 

There are a large number of Listed Buildings within the 5km study area, illustrated on Figure 6. Each 
building is screened from the proposed development by the intervening topography, built form and 
vegetation.  

The designation of Listed Building is considered to have high sensitivity. The magnitude of change to 
those Listed Buildings within the 5km study area is considered to be none, resulting in no effect.  

5.13.10. Country Parks 

There are two Country Parks within the 5km study area, illustrated on Figure 6. Both sites are screened 
from the proposed development by the intervening topography, built form and vegetation.  

The designation of Country Park is considered to have high sensitivity. The magnitude of change to 
those Country Parks within the 5km study area is considered to be none, resulting in no effect.  
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5.13.11. Countryside Areas 

There are large areas of the rural land to the west and north of Paignton which are designated 
Countryside Areas within the 5km study area, illustrated on Figure 6. Much of the area is screened 
from the proposed development by the intervening topography, built form and vegetation. The impact 
on the Countryside Areas would occur over a small proportion of the designation. 

The designation of Countryside Area is considered to have high sensitivity. The magnitude of change 
to those areas within the 5km study area is considered to be negligible, resulting in a moderate / 
minor effect, which is not considered significant.  

 Visual effects during construction 

5.14.1. The visual effects during construction would be temporary and intermittent and minimised by good 
site management. There would be visibility of operations associated with construction of the new retail 
unit and car parking, excavation of the access road for the development and vehicle movements to 
and from the site on the adjacent highways. There would be close up views from the nearby residential 
receptors and users of the local public rights of way and highways. The magnitude of change would 
be substantial to moderate, resulting in major/moderate effects to residential users and moderate 
effects to users of the highways and local footpaths and bridleways. The effects during the 
construction phase would be for a limited duration. 
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 Conclusions 
6.1.1. The potential residual effects to landscape and visual amenity have been a key consideration within 

the design of the proposed development. The site is located on the north western edge of the town of 
Paignton on a south facing slope, and is visible from the north, east, west and south in its immediate 
vicinity and in small pockets from the north, west, south west and south beyond 0.5km. The Proposed 
Development has given consideration to mitigation measures by wildflower meadow grass mixes 
within the site and around its boundaries, to add to local biodiversity. 

6.1.2. The construction phase would incur significant effects on the landscape fabric locally and also in 
relation to visual amenity for local residential receptors to the south and west of the proposed 
development site. The effects would be temporary and intermittent of a short term duration. 

6.1.3. The site, with its strong tree, scrub and hedgerows to the northern, western and southern boundaries 
and a more open aspect to the eastern boundary would undergo a change in character with the 
introduction of a retail unit, car parking and access road creating a manmade appearance. There 
would be a minor loss of scrub and grassland locally.  

6.1.4. The proposed development would directly affect a small localised change on the surrounding 
landscape character area, Rolling Farmland (Upper Farmed and Wooded Valley Slopes and Lower 
Rolling Farmed Steeled Valley Slopes). 

6.1.5. There would be no significant effects in relation to landscape character and the landscape 
designations of the South Devon Area of Outstanding Natural Beauty, Oldway Mansion and Princess 
Gardens and Royal Terrace Gardens Grade II Listed Parks and Gardens, Conservation Areas, 
Scheduled Ancient Monuments, Listed Buildings, Ancient Woodlands, Country Parks, Countryside 
Areas, SSSIs, LNRs or Protected Sites – Locally Important Sites.  

6.1.6. In relation to visual effects, it is considered that there would be no significant effects from local 
residential receptors in Torquay, Marldon, Hollicombe, Stoke Gabriel, Coombe Fishacre, Compton, 
Ayerville, Berry Pomeroy, North Whilborough. The majority of residential receptors within Paignton 
will experience no significant effects although there will be a small number, directly adjacent to the 
site which will. 

6.1.7. It is considered that the visual effects experienced by the users of the highways, the South West Coast 
Path National Trail, the John Musgrave Heritage Trail Long Distance Footpath and local PRoW will 
not be significant. There will be no visual effects on Public Rights of Way within the study area over 
the majority of the proposed development site.
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NOTES:

The Zone of Visual Influence is 
the area in which the proposed 
development can theoretically 
be seen taking into account 
topography, intervening vegetation 
and buildings.

The ZVI assumes a proposed 
building height of 7.02m above 
existing ground level, a woodland 
height of 10m and existing 
residential buildings of 8m height.

The landform data is OS Terrain 
5, (contour height data at 2m 
intervals)
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