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1.

INTRODUCTION

1.1

General

1.1.1

This report has been prepared on behalf of Hertfordshire County Council (HCC) to
assist with the selection of sites for potential new secondary schools in the south west
of the County, around Maple Cross, Rickmansworth and Croxley Green. This is in
connection with representations to be made by HCC to Three Rivers District Council
(TRDC) in connection with their emerging Local Development Framework (LDF).

1.1.2

Four sites have been identified, and have been assessed separately in terms of their
potential landscape and visual effects, with this document reporting the assessment of
Site S(d) - a separate summary report compares the sites against each other in terms
of their landscape and visual effects.

1.1.3

This report sets out the results of a baseline assessment of landscape character and
quality and an outline assessment of potential landscape and visual effects, in order to
establish site constraints, assist with site selection and guide the development of
proposals for the selected site(s).

1.1.4

The purpose of this report is to assess whether the development of Site S(d) would
lead to any adverse landscape and visual effects, and also to set out the landscape
and visual constraints and opportunities which would apply to development of the site
for a new secondary school, so that the eventual proposals can take them into account.

1.1.5

There are at present no firm or detailed design proposals for any of the sites, though an
assessment has been made of the likely maximum extent of built development and
requirement for playing fields, based on the anticipated capacity of the new schools,
and a ‘development principles’ plan has been prepared for each of the sites by Vincent
and Gorbing, showing the broad areas which are anticipated to be used for buildings
and playing fields, and the anticipated access points (see Appendix B). This plan has
been used as the basis for the assessment.

1.1.6

This report therefore takes the form of a broad appraisal of the in-principle landscape
and visual effects which would be likely to occur - it does not, at this stage, set out a full
and detailed landscape and visual impact assessment, as there are no detailed
development proposals. The precise level of effects would vary with the final form and
extent of the development, but the assessment set out in this report provides a useful
estimate of the effects which would be expected, and the actual effects would not be
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expected to vary significantly from these estimated effects, provided development was
of the broad extent and nature shown on the drawing in Appendix B and as described
in section 3.

1.2

Structure of this Report

1.2.1

Section 2 of this report describes the baseline situation in terms of the existing site and
the character and quality of the surrounding landscape. Section 3 then describes the
anticipated approximate extent and form of the proposed development, and sets out
the landscape and visual constraints on the development. The potential landscape and
visual effects likely to result from development of the site are set out in section 4, with
conclusions in section 5.

1.3

Methodology

1.3.1

The methodology used for the assessment is based on that set out in the ‘Guidelines
for Landscape and Visual Impact Assessment’, produced jointly by the Institute of
Environmental Management and Assessment and the Landscape Institute (‘the
GLVIA’, 1995, revised 2002).

The document ‘Landscape Character Assessment,

Guidance for England and Scotland, 2002’ (The Countryside Agency and Scottish
Natural Heritage) is also relevant, and stresses the need for a holistic assessment of
landscape character, including physical, biological and social factors.

1.3.2

The detailed methodology which has been followed for the assessment is set out in
Appendix A, though the assessment in this case is of necessity somewhat general as
there are at present no detailed development proposals.

1.3.3

The site visits for the assessment were undertaken in June and July 2011, when trees
were in full leaf, so a judgement has been made where appropriate about the worst
case potential landscape and visual effects, which would be in winter when views are
at their most open.
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2.

THE BASELINE SITUATION

2.1

Landscape Context

Site Location and Context
2.1.1

The site is located on the eastern edge of Croxley Green, with the western edge of
Watford just to the east, on the far side of the Grand Union Canal, and to the north of a
railway line (a branch of the London Underground Metropolitan Line) which runs above
the site on a high embankment (see Figure 1).

2.1.2

The A412, connecting Rickmansworth to the west and Watford to the east, runs just to
the south of the railway line, and the West Herts Golf Club is located just to the north of
the site.

Topography
2.1.3

The site occupies the southern end of a broad ridge which slopes down to the south
from levels of over 80m AOD (above Ordnance Datum, or mean sea level) on Jacotts
Hill to the north. Levels within the site vary from around 70m AOD in the centre of the
northern boundary to around 54m AOD along the southern site boundary. There is
also a pronounced slope down to the west towards the urban edge, and a more gentle
slope down to the east, towards the canal and the River Gade.

2.1.4

There are also some local variations in landform, with the high railway embankment
forming an artificial enclosing slope immediately to the south of the site.

2.1.5

In the area around the site, the land continues to rise to the north, towards The Grove
golf course and hotel, and also rises to the west, such that the houses to the west of
the site are on an east-facing slope facing the western side of the site.

2.1.6

To the south the land falls away gently along the valley of the River Gade, with the
broader valley of the River Colne around 1.5km away.

Existing Light Sources
2.1.7

There are many existing light sources in the area around the site - these include street
lights and lights within and on houses in the urban areas to the west and south, and
also further away to the east. There are also some lights around the golf club house to
the north, but this is well screened from the site by mature trees, and the site itself and
the areas to the north are predominantly dark.
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Figure 1 ~ Location Plan and Landscape Character

2.2

The Site
Site Boundaries

2.2.1

The site is roughly rectangular in shape, and its boundaries are described below:
•

The northern boundary runs along a continuation of Rousebarn Lane, which at
this point is a single track lane providing access to a group of houses alongside
the canal, at the north eastern corner of the site. The lane runs through the
southern end of a large block of woodland extending to the north, part of which
is within the north western corner of the site (see photograph 1). Vegetation
along this boundary includes oak woodland with some ash, hawthorn, elder
and holly.

1.

View south east along the northern site boundary, showing woodland within the site on the left of the view.

•

The eastern site boundary runs parallel to the Grand Union Canal; in the
northern part of the site it runs along a small area of ash woodland with some
hawthorn, before returning to the east and then running close to the canal,
adjacent to a white painted canal-side cottage next to a lock.

•

The southern boundary runs along the foot of the high railway embankment,
which is densely vegetated with ash, sycamore and birch, with some hawthorn
and scrubby willows (see photograph 2).
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2.

View east within the south western part of the site, showing the dense vegetation along the railway
embankment which runs along the southern site boundary.

•

The western site boundary runs along a track (Lodge End) which provides rear
access to properties along Links Way. It is marked by a post and wire fence
and intermittent hawthorn bushes (see photograph 4).

Existing Land Use and Vegetation Within the Site
2.2.2

The site is grazed by horses, which are able to roam across the entire area. There are
some stables in the centre of the site, within a rectangular area of scrub (see
photograph 6). The site contains a variety of existing vegetation, and this has been
broken down into a series of zones, as below (see Figure 3 for locations).
A.

Oak woodland. This is part of a much larger woodland area extending to the
north, and comprises oak with some ash, hawthorn, elder and holly, though
the understorey vegetation is limited as result of grazing by horses (see
photographs 1 and 3).

B.

Remnant hawthorn hedge. This is a gappy line of hawthorn bushes with
some hazel and sycamore up to 5m in height, and areas of blackthorn thicket.
It is in generally poor condition as a result of grazing by horses.

C.

Rectangular area of scrub.

This is a large area comprising mainly poor

quality scrub which has been affected by horse grazing. Vegetation includes
elder, buddleia, hazel, holly and some sycamore and larch, together with ivy
covered dead trees (see photographs 4 to 7). Most of this vegetation is in
poor condition, but there are also three mature lime trees in this area which
appear to be in good condition. The stables are located in a clearing in the
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Figure 2 ~ Aerial Photograph and Photograph Viewpoints

eastern part of this area. Historic maps indicate that this clearing was at one
time (around 1890 to 1930) a large country house shown on the maps as
Cassiobridge House, and that the rectangular area of scrub was at one time
its garden, with much of the rest of the site being an area of parkland around
the house.
D.

Hawthorn hedge. This is a tall hedge with some sycamore up to 7m in height,
wrapping around the south western corner of the site (see photograph 18).

E.

Mature lime trees. There are three groups of mature lime trees (common lime
- Tilia europaea), each comprising three trees in a triangular arrangement.
The trees have obviously been deliberately planted, and would at one time
have been part of the parkland setting of Cassiobridge House. They are fine
specimens up to 25m in height and are valuable local landscape features
(see photographs 8 to 11).

F.

Lime avenue. This is a double row of lime trees which would at one time
have lined the entrance to Cassiobridge House, presumably from what is now
the A412 to the south. The avenue is now truncated by the railway line, but
still forms a strong and distinctive feature within the site. The trees are up to
around 20m in height (see photographs 12 and 13).

G.

Individual mature trees. There are two fine mature sycamores in the south
western part of the site (see photographs 14 and 15), and a horse chestnut
just on the edge of the rectangular area of scrub (see photograph 5). These
trees, in particular the sycamores, are extremely good individual specimens
and form valuable local landscape features.

3.

View into the oak woodland along the northern site boundary.
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4.

View south along Lodge End showing the scrub of Area C in the centre of the view. Note the larch tree within
the scrub area, and also the taller lime trees towards the left of the view.

5.

View north across the eastern part of the site, showing the mature horse chestnut just to the right of centre and
the area of scrub to the left.

6.

View west into the area used for stables, in the centre of the site.

South West Herts Secondary Schools - Site S(d)
Landscape and Visual Assessment

7

7.

View south east towards the scrub of Area C. Note the larch to the right and the taller limes to the left.

8.

View north east in the south eastern part of the site, showing one of the groups of lime trees in the centre of the
view and the isolated house alongside the Grand Union Canal in the background.

9.

View south across the south eastern part of the site, showing the horse chestnut with one of the groups of limes
just behind it towards the right of the view, with vegetation along the railway embankment in the background.
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10.

View north from the south eastern part of the site, showing one of the groups of lime trees in the centre of the
view and the ash woodland along the site boundary just behind it.

11.

The group of tall limes on the eastern site boundary - these are particularly fine
specimen trees.
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12.

View of the lime avenue from the south west. The railway embankment is on the right edge of the view.

13.

View south within the lime avenue.
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2.3

14.

One of the mature sycamores in the south western part of the site.

15.

The easternmost of the two mature sycamores in the south western part
of the site.

Landscape Character

National Landscape Character
2.3.1

In terms of wider landscape character, the site lies in the northern part of an area
identified as the ‘Thames Valley’ in the Countryside Commission’s (now Natural
England) ‘Countryside Character Volume 7: South East and London’ (this is a national
assessment of landscape character, published as a series of regional volumes). This
is a large area, extending from Reading in the west to Kingston upon Thames in the
east, and Rickmansworth in the north to Walton on Thames in the south.

Key

characteristics of this area are noted as including:
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‘Towards London in the east, the natural character of the area is overtaken by urban
influences; a dense network of roads including the M25 corridor, Heathrow Airport, railway
lines, golf courses, pylon lines, extensive mineral extraction and numerous flooded gravel
pits.’

2.3.2

The northern part of the area is described as follows:
‘Around Slough, the Colne Valley and areas further east, the overwhelming influences are
of lakes left from mineral workings and the vast raised reservoirs. Rapid development has
often left new structures and buildings unrelated to the landscape around them. The overall
impression is of a lack of cohesiveness, although older villages and woodlands survive in
surprising seclusion.’

County Landscape Character
2.3.3

Hertfordshire County Council (HCC) have published a landscape character
assessment (‘A Landscape Strategy for Hertfordshire’, 1997) for the county.

This

formed Supplementary Planning Guidance (SPG) to the Hertfordshire Structure Plan
1998. HCC have also published a list of changes to the Landscape Strategy, which
formed part of a draft new SPG on landscape character, published in 2001.

2.3.4

The HCC Landscape Strategy divides the county into six ‘principal landscape character
regions’.

The site lies on the edge of the region identified as ‘The Central River

Valleys’, which is a broad area encompassing the settlements of Rickmansworth,
Watford, St Albans, Welwyn Garden City, Stevenage, Hertford and Ware.
District Level Landscape Character
2.3.5

The 1997 HCC Landscape Strategy is of necessity quite general, and is now also
somewhat out of date.

A more recent and localised assessment of landscape

character is provided by the ‘South Hertfordshire Landscape Character Assessment’,
which comprises a series of character area statements collated on the HCC website.
This shows the area around the site as being at the southern end of Area 11, the
‘Lower Gade Valley’. This area extends from the site to the north and north west,
towards the M25.

2.3.6

The area statement describes this landscape character area in the following terms:
‘A narrow but marked river valley with the predominant influence from a combination of historic
parkland and ancient woodland. Moderate slopes rise to either side with occasional dramatic
open views across the valley. The eastern slopes of the area are mainly built-up and form part of
Watford. The Grand Union Canal flows majestically through the area from whence there are
views up to the parkland landscapes.’
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2.3.7

2.3.8

It also notes the following key characteristics:
•

‘narrow valley floor with wide canal and wetland habitats

•

historic parkland landscapes, some in declining condition

•

historic houses set on the plateau edge looking over the valley

•

arterial routes and M25 to north of area

•

gently sloping valley sides with minor secondary valleys

•

urban development hidden by vegetation or set back from the slopes

•

major woodland complex at Whippendell Wood centred on narrow steep dry valley

•

individual woods within parklands

•

extensive public access to the south

•

important mosaic of wildlife habitats adjacent to urban population’.

Under the heading of ‘Visual and Sensory Perception’, the assessment notes:
‘The landscape is generally well contained from surrounding areas, with limited views from the
edge of roads encircling the parks, the adjacent plateau and built-up areas. Within the area the
landscape is compartmentalised, with a sense of containment in the parklands and confinement
within Whippendell Woods. The M25 Watford spur severs the area north of The Grove. There is
a good level of tranquillity to the south, particularly along the canal from The Grove to
Cassiobury, while to the north the M25 and Euston railway line create notable noise intrusion.’

2.3.9

The assessment grades the local landscape condition as ‘moderate’, with a ‘strong’
character, leading to the ‘Strategy and Guidelines for Managing Change’, which are in
general to ‘conserve and restore’ the landscape, and include the following:
•

‘prepare and implement restoration and management plans for historic parklands in
conjunction with existing uses, including Jacotts Hill, Cassiobury Park and Grove Park.
Schemes should fully address landscape, historic and ecological issues

•

restore historically appropriate and high-quality boundaries to parklands

•

promote recording and management of veteran trees for biodiversity value and visual
amenity

•

promote appropriate woodland management for distinct habitats, including high forest,
coppice, coppice-with-standards and woodpasture. Re-establish a species-rich ground
flora

•

improve recreational opportunities and direct public access from adjacent settlements

•

maintain local patterns of species diversity within woodlands

•

promote education in the community about the historic and ecological importance and
appropriate management of woodland

•

seek to resolve conflicts arising from competing uses and activities in woodland

•

protect river valley habitats of significant nature conservation interest and support
initiatives for management for nature conservation, e.g. Cassiobury Park
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•

promote the use of low-density stock grazing as a management technique for valleys

•

maintain and improve access along and to the Grand Union Canal

•

ensure all existing and proposed recreational land uses include appropriate measures
to manage and enhance the existing landscape setting and historical and ecological
value’.

Local Landscape Character
2.3.10

At the more local level, the landscape immediately around the site exhibits many of the
above characteristics, with the site itself including remnant parkland features and being
closely associated with the canal. However, this historic character is also to some
extent overlain by a more recent and urban fringe character, with the urban edge to the
west, the railway line to the south and also commercial buildings in Watford visible to
the south east from the higher parts of the site. The horse grazing and lack of positive
management have also given parts of the site a somewhat run-down, untidy character.

2.4

Landscape Quality, Value and Sensitivity

Landscape Quality and Value
2.4.1

There are no national or local designations for landscape quality in the general area
around the site. However the site and adjacent open land are within the Metropolitan
Green Belt - this is a planning rather than a landscape designation, and seeks to
prevent urban sprawl and the coalescence of settlements (see section 2.5 below).

2.4.2

Using the definitions set out in Appendix A, the quality and value of the landscape of
and around the site have been assessed as part of the preparation of this report. The
site was assessed as being of medium quality - it contains a number of valuable and
attractive features (chiefly the remnant parkland trees and varied topography), but is
also affected by the neighbouring railway line and roads, and the adjacent urban edge.

2.4.3

As noted in Appendix A, the concept of landscape value is also important, and is
included in assessments in order to avoid consideration only of how scenically
attractive an area may be, and thus to avoid undervaluing areas of strong character but
little scenic beauty.

Factors such as cultural association, recreational use and

intangible qualities such as wildness are important in terms of determining landscape
value. Taking these into account, the value of the site is enhanced - it contains a
number of historic and valuable landscape features, is adjacent to the Grand Union
Canal, is used as a recreational resource for hose riding and stabling, and also forms
an important element of views out from houses in the urban area to the west (see
below).
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Landscape Sensitivity
2.4.4

Landscape sensitivity is judged according to the type of development proposed.
Assuming that the development would consist of relatively low rise (but quite large)
buildings generally up to two storeys in height and with some elements such as the
sports hall slightly taller at around 10m in height, and with extensive associated areas
of playing fields and open space, as well as some ancillary uses such as access roads,
drop-off areas and car parking, then the sensitivity of the site to the development would
be medium, as it contains a number of significant or valuable landscape features
which could be lost, and is visually prominent in views from the west. However, there
are some urban fringe elements around it, and the area around the site is not generally
tranquil, so a new school would not be particularly discordant within the local landscape
context.

2.4.5

The areas alongside the canal to the east of the site would be of higher sensitivity, as
the canal is an important and historic landscape feature, as well as being a popular
route for informal recreation and countryside access.

2.5

Landscape Planning Context

National Planning Policy
2.5.1

The Government’s national planning policy and guidance on various aspects of
planning are set out in its Planning Policy Guidance Notes (PPGs) and the more recent
Planning Policy Statements (PPSs). The broad thrust of government planning policy is
concerned with sustainable development principles, including the need to minimise
travel, especially by car, giving priority to the use of previously developed land and
limiting new building in the open countryside, as well as protecting the Green Belt.

2.5.2

PPG2 sets out the Government’s position in respect of Green Belts. Section 1.4 states
that:
‘The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land
permanently open; the most important attribute of Green Belts is their openness. Green
Belts can shape patterns of urban development at sub-regional and regional scale, and
help to ensure that development occurs in locations allocated in development plans. They
help to protect the countryside, be it in agricultural, forestry or other use. They can assist
in moving towards more sustainable patterns of urban development.’

2.5.3

Section 1.5 of PPG2 states that the five purposes of including land within Green Belts
are:
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•

‘to check the unrestricted sprawl of large built-up areas;

•

to prevent neighbouring towns from merging into one another;

•

to assist in safeguarding the countryside from encroachment;

•

to preserve the setting and special character of historic towns; and

•

to assist in urban regeneration, by encouraging the recycling of derelict and other urban
land.’

2.5.4

PPG2 also seeks to protect the visual amenity of the Green Belt from inappropriate
development within it or in adjoining areas. At section 3.15 it states that:
‘The visual amenities of the Green Belt should not be injured by proposals for
development within or conspicuous from the Green Belt which, although they would not
prejudice the purposes of including land in Green Belts, might be visually detrimental by
reason of their siting, materials or design.’

2.5.5

The site is within the Metropolitan Green Belt, and effects on the Green Belt are
considered in section 4.
Regional Planning Policy

2.5.6

The East of England Plan (May 2008) provides the Regional Spatial Strategy (RSS) for
the East of England to 2021. Its key principles are stated as including the location of
development so as to reduce the need to travel, facilitating the development needed to
support the region’s business sectors, improving the alignment between the locations
of workplaces and homes, ensuring the protection of the region’s environmental assets,
seeking environmental gains where previously undeveloped land is used and providing
a network of ‘accessible multi-functional greenspace’. The plan was revoked in July
2010 but reinstated following a legal challenge, and therefore remains as part of the
Development Plan for the time being, though the government have stated their
intention to revoke it again in the near future.
County Planning Policy

2.5.7

The Hertfordshire Structure Plan (1991 - 2011) has been largely superseded by the
East of England Plan, with only a few policies saved in a direction by the Secretary of
State in September 2007, and will in time be completely superseded by the emerging
Local Development Framework (see below).
Local Planning Policy

2.5.8

The Three Rivers Local Plan 1996 - 2011 (‘the Local Plan’) was adopted in 2001, and
most of its policies have been saved following review by the Secretary of State in
September 2007. Relevant saved policies include:
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•

Policy N2, which seeks to protect designated sites of nature conservation
interest, whether Sites of Special Scientific Interest (SSSIs), Local Nature
Reserves, or local Wildlife Sites.

•

Policy N.15, which seeks to retain existing trees and hedgerows on
development sites.

•

Policy GB.1, which seeks to protect the Green Belt and prevent inappropriate
development within it.

•

Policy D6, ‘Landscaping’ which seeks the retention and protection of
landscape and nature conservation features during development.

The

explanatory text for the policy states that:
‘Landscaping schemes should aim for diversity in terms of plant species, size,
structure, growth rate and season and where possible and appropriate the use of
native species.’

Local Development Framework

2.5.9

TRDC are currently preparing their Local Development Framework (LDF), which will in
due course replace the remaining policies of the Local Plan.

The Core Strategy

Development Plan Document (DPD) will form part of the LDF, and has been submitted
to the government pending formal examination. The submission draft (March 2011) of
the Core Strategy stresses the importance of the Green Belt, and states under
Strategic Objective S1 that:
‘There will remain a strong commitment to the protection of the Green Belt which occupies 77%
of the area of the District, although it is recognised that some minor adjustments to the Green
Belt boundary may be necessary over the plan period to meet development needs, prevent overdevelopment in some areas and generally promote a sustainable pattern of development.
Changes to the Green Belt will be on the edges of existing urban areas. Change will be limited
to locations which result in the least harm to Green Belt and to sustainability objectives.’

2.5.10

Core Policy 11, Green Belt, states that:
‘The Council will:
a)

Maintain the general extent of the Metropolitan Green Belt in the District

b)

Make minor revisions, where appropriate, to the detailed Green Belt boundaries around the
main urban area, to accommodate development needs, as detailed in the Spatial Strategy
and Place-Shaping Policies. This will include, where appropriate, the removal of sites from
the Green Belt, to be identified through the Site Allocations Development Plan Document
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c)

Retain ‘Major Developed Site in the Green Belt’ status for Maple Lodge Sewage Treatment
Works

d)

Review ‘Major Developed Site in the Green Belt’ status in relation to Leavesden
Aerodrome, having regard to the important contribution the site is expected to make to
meeting needs for housing and employment

e)

Encourage appropriate positive use of the Green Belt and measures to improve
environmental quality.

There will be a general presumption against inappropriate development that would not preserve
the openness of the Green Belt, or which would conflict with the purpose of including land within
it.’

2.5.11 The draft Core Strategy also places emphasis on the retention and promotion of Green
Infrastructure. It states in section 5.92 that:
‘The key Green Infrastructure assets in Three Rivers include:
•

The corridors of the Rivers Chess, Colne and Gade and the Grand Union Canal

•

the Chilterns Area of Outstanding Natural Beauty

•

the District’s Sites of Special Scientific Interest, Local Nature Reserves, wildlife sites,
key biodiversity areas and priority habitats and species identified by the Hertfordshire
Biodiversity Action Plan

•

the Colne Valley Park.’

2.5.12 Core Policy 9, Green Infrastructure, states that:
‘The Council will seek a net gain in the quality and quantity of Green Infrastructure, through the
protection and enhancement of assets and provision of new green spaces.
Priorities for Green Infrastructure focus on conserving and enhancing the following key assets
and the linkages between them which are illustrated in Appendix 5:
a)

the corridors of the Rivers Chess, Colne and Gade and the Grand Union Canal

b)

the Chilterns Area of Outstanding Natural Beauty

c)

the Colne Valley Park

d)

the District’s Sites of Special Scientific Interest, Local Nature Reserves, wildlife sites, key
biodiversity habitats, species and areas identified in the Hertfordshire Biodiversity Action
Plan and heritage assets and landscape character within areas of Green Infrastructure.’

2.5.13

Core Policy 13 relates to the design of new development, and includes the following:
‘In seeking a high standard of design, the Council will expect all development proposals to:
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a)

Have regard to the local context and conserve or enhance the character, amenities and
quality of an area

b)

Conserve and enhance natural and heritage assets

c)

Protect residential amenities by taking into account the need for adequate levels and
disposition of privacy, prospect, amenity and garden space

d)

Make efficient use of land whilst respecting the distinctiveness of the surrounding area
in terms of density, character, layout and spacing, amenity, scale, height, massing and
use of materials

e)

Build resilience into a site’s design taking into account climate change (for example
flood resistant design)

k)

Use

high

standards

of

building

materials,

finishes

and

landscaping;

also

provide/contribute towards street furniture and public art where appropriate
l)

Ensure the development is adequately landscaped and is designed to retain, enhance
or improve important existing natural features; landscaping should reflect the
surrounding landscape of the area and where appropriate integrate with adjoining
networks of green open spaces

m)

Make a clear distinction between public and private spaces and enhance the public
realm

o)

Provide convenient, safe and visually attractive areas for the parking of vehicles and
cycles without dominating the development or its surroundings.’

Tree Preservation Orders
2.5.14

A check has been made with TRDC and there are no Tree Preservation Orders (TPOs)
applying to the site. However this is likely to be a result of the lack of any perceived
development threat to prompt a TPO rather than an indication that trees within the site
are not worthy of preservation.

2.6

Visibility

2.6.1

Visibility of the site in its current form is limited by the woodland to the north, rising
ground and woodland beyond the canal to the east, the railway embankment to the
south and the urban area to the west.

2.6.2

The main points from which the site can presently be seen are therefore:
•

From the north there are filtered views from a short stretch of Rousebarn Lane
as it runs close to the site boundary at the crest of the ridge. The road is at a
lower level than the site, and the views are fleeting only, but would tend to be
more open in winter. There are no significant views from any further to the
north, and no views from the West Herts Golf Course.
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•

From the east there are limited and filtered views to the north eastern part of
the site from the rear of the southernmost properties within the row adjacent to
the canal (see photograph 16). Further to the south there are clear views into
the site from the rear of the house adjacent to the lock, and also from the canal
towpath for a short stretch close to this property (see photograph 17).

16.

View north east from close to the site boundary, showing filtered views
from the properties alongside the canal.

17.

View east from the eastern part of the site showing the isolated property next to the canal, with a lock on the
canal just visible to the right of the house.

•

From the south there are limited and filtered views from the elevated railway
line, though these are largely screened in summer by the dense vegetation
along the embankments.

There are also some filtered views from a short

length of Baldwins Lane as it runs past the south western site corner, and from
the shops (with flats above) on the south side of the road (see photograph 18).
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18.

View south across the south western part of the site, showing one of the mature sycamores on the left of the
view, the flats on the far side of Baldwins Lane in the centre and the hawthorn and sycamore hedge to the right.

•

From the west there are limited and filtered views to the southern part of the
site from the properties at the south end of Links Way. To the north of the
rectangular area of scrub, views into the site are much more significant - as the
land within the site rises to the north, the steep slope in the north western part
of the site is presented to views from the urban area to the west, and the
houses here are on the far side of a local valley, facing the site and with their
views dominated by the fields and trees within the site (see photographs 19, 21
and 22). Views from the properties closest to the site, backing onto Lodge
End, are more limited, as these are bungalows, and views are largely screened
by garden fences and vegetation, though there are still some views to the
higher parts of the site (see photograph 20).

19.

View south east to the site along the northern part of Link Way. One of
the groups of tall lime trees can be seen on the skyline.
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20.

View south along Lodge End showing the screening to the bungalows along Links Way, to the right of the view.

21.

View west from the ridge in the centre of the site, showing houses in the urban area to the west with views back
to the site.

22.

View south west from close to the northern site boundary, showing houses in the urban area to the west with
views back to the site.
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3.

THE PROPOSED DEVELOPMENT

3.1

General

3.1.1

There are as yet no firm proposals for the development of the site, but the general
intention is that it (or appropriate parts of it) would be developed for a new
secondary school, with associated areas of playing fields, hard surfaced sports
pitches, access roads, car parking, drop-off areas and structural planting.

A

preliminary assessment of site constraints and potential has been undertaken by
Vincent & Gorbing, and this has informed the production of the development
principles plan reproduced in Appendix B.

3.1.2

The shows the buildings concentrated at the southern end of the site, close to
Baldwins Lane and the railway line, with access from Baldwins Lane in the south
west corner of the site. The buildings would be relatively low rise, generally up to
two storeys in height and with some elements such as the sports hall slightly taller
at around 10m in height, but they would be quite extensive in terms of their
footprint. The playing fields would then occupy the remainder of the site area to the
north, and the plan indicates two options for the playing fields - one (Option A) with
all of the existing vegetation in the northern part of the site removed in order to
create enough space for the playing fields, and the other (Option B) with the
vegetation retained, which means that additional land for playing fields would need
to be provided on land to the north, alongside Rousebarn Lane (see Figure 1).

3.1.3

The site has been analysed in terms of landscape constraints and opportunities as
part of this assessment, and these are summarised below and also on Figure 3. It
is recommended that, if this site is selected and a detailed design is prepared, then
the development of the design should respect the constraints and take advantage
of the opportunities noted below wherever possible.

3.2

Landscape Constraints

3.2.1

The principal constraints to be addressed in the development of the design
proposals are:
•

The fact that the site is in the Green Belt, and the consequent need to keep
as much of the site as possible open.

•

The new buildings would need to be located in the southern part of the site,
which is the flattest area of land. The remainder of the site to the north is
quite steeply sloping, especially the north western part. This is unlikely to be
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N
A

Steeply sloping area unlikely
to be suitable for playing fields
- possible use as parkland
open space

B

Potential green corridor along Lodge
End for planting, access and informal
recreation

E

E

C
G
E
F
G
D

G

Floodlit sports pitches to
be near existing lighting
within urban area

Potential for new buildings
to create a landmark feature

Notes:
1. All of the land outside the built-up area as shown in the photograph is
within the Green Belt.
2. Widths and extents of planting and other areas are indicative only.

E

See notes in text for vegetation types.
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Figure 3 ~ Landscape Constraints and Opportunities

suitable for playing field use - even if it were possible to create level platforms
for sports pitches by terracing, this would be an expensive and very intrusive
operation, and it appears unlikely that there would be enough room to create
level platforms of the required size. It may be possible to achieve some
pitches within the north eastern part of the site, but that would not be
sufficient area to provide for the school. It therefore seems likely that, if this
site were to be adopted, the playing fields would have to be largely provided
on the land to the north west, with limited provision only within the site, with
the northern parts of the site perhaps used for informal green space only.
•

The presence within the site of significant and valuable mature trees and
groups of trees, in particular the three groups of limes, the lime avenue and
the mature sycamores in the southern part of the site.

These are all

important landscape features and should be retained; the Root Protection
Areas around them would also need to remain undisturbed. This would lead
to some difficulties in terms of developing the south western part of the site,
around the mature sycamores, and also difficulties of access to the south
eastern part of the site, as the access would need to go through the lime
avenue. However, these comments are made without benefit of a detailed
arboricultural survey, and it is possible that such a survey may show that
some of the trees have a limited life span or are unsound - if further
consideration is to be given to this site it is therefore suggested that a
BS5837 tree survey is carried out at an early date. Some of the vegetation
within the site (Areas C - apart from the few mature trees within it - and B)
has limited value and could be removed if required as part of the
development.
•

The site is overlooked by properties to the west at relatively close range, and
any development within the north western part of the site would be clearly
visible from a large number of properties.

•

The need for lighting to some of the external areas of the site, in particular for
hard surfaced sports pitches which are likely to be floodlit. It would probably
be appropriate for such features to be located in the southern part of the site,
close to the existing urban area, which already contains a number of light
sources.

•

The need for the site to be secure - it has been assumed that the entire site,
including the playing fields, will need to have a 1.8 or 2.0m high fence around
it. This fence could potentially be intrusive and will therefore need to be
carefully considered in terms of its alignment, colour and materials. Dark
green or black weldmesh fencing may be appropriate, and it may need to be
set back from the site boundary to avoid being unsightly in views from Lodge
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End to the west or the canal to the east. If the remote playing fields to the
north west need to be fenced then fencing in that location would also be a
potentially intrusive feature within the countryside.

3.3

Landscape Opportunities

3.3.1

There are also a number of opportunities for landscape and visual benefits or gains
which the developing design should seek to make best use of. These include:

•

The presence of a vegetation screen around much of the site which varies in
density and continuity, but does provide an effective summer screen in many
views. As this vegetation is around the site perimeter (and some of it is off
site) it can be retained and could form the basis of a new landscape structure
for the site, screening the less attractive parts of the new development where
appropriate and also screening views of the more intrusive parts of the
surrounding landscape (such as the railway line to the south) from the school
and the playing fields.

•

Creation of a broad green corridor alongside Lodge End. This could consist
of a strip perhaps 10m in width, containing (from the site side outwards) the
school fence, a hedge or other planting to screen the fence and then a grassy
open area with scattered tree planting and a footpath/cycleway to provide an
attractive link to Rousebarn Lane and the open countryside to the north.
This would be an attractive and useful feature in its own right, would
contribute to the aims for Green Infrastructure summarised in section 2.5
above, and would also set the development back and help to screen it to
some extent in views from the properties to the west.

•

The existing mature trees within the site are an opportunity as well as a
constraint - if the development were to be planned around them then they
could be retained to form valuable and attractive features within the
landscape setting for the new school.

•

If the north western part of the site is (as seems likely) too steep for use as
playing fields, then it could be designed as informal open space, perhaps
replicating and extending the former parkland landscape which is still evident
in other parts of the site.

•

There is also the opportunity for general improvement in the management of
the site, which has suffered in the past from grazing by horses, leading to
many of the trees and shrubs within the site being in poor condition. The oak
woodland in the northern corner of the site could be managed and improved
for amenity and nature conservation benefit.
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•

Finally, there would be the possibility for the design of the new building to
create a landmark or gateway feature in the south western corner of the site,
if this was considered to be appropriate in the Green Belt context.
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4.

POTENTIAL LANDSCAPE AND VISUAL EFFECTS

4.1

General

4.1.1

This section sets out the in-principle effects which would be anticipated from
development of the site for use as a new secondary school, assuming development
is within the area shown on the development principles plan in Appendix B.

4.1.2

It should be noted that the proposed development is for relatively low rise, low key
school buildings which can be designed to be an attractive feature in their own
right, and also that much of the site area would remain as green, open space.
Secondary schools with extensive playing fields are not unusual in urban fringe
locations, nor would they in this case appear to be discordant or out of character
with the local (partially urban) area.

4.2

Landscape and Visual Effects
Landscape Change

4.2.1

In overall terms, while the parts of the site to be developed would obviously undergo
significant change as a result of the proposals, the degree of change brought about to
the wider surrounding landscape would be no more than low. This is because the site
is generally well screened from the north, east and south, and is visible from the urban
area only to the west, and also because built development would be limited to the
southern part of the site, which already has an urban fringe context.
Views of the Proposed Development

4.2.2

The new development would be visible from roughly the same areas as the site in its
existing state. Figure 4 shows the approximate areas from within which views of the
new development would be possible, and these would be as follow:
•

From the north there would be filtered views from a short stretch of Rousebarn
Lane as it runs close to the site boundary at the crest of the ridge. The new
buildings would be at the far end of the site and further down the slope, and
would not be visible from the lane.

•

From the east there would be limited and filtered views to the north eastern
part of the site from the rear of the southernmost properties within the row
adjacent to the canal - this part of the site would contain playing fields only,
and the new buildings would be some distance away. Further to the south
there would be clear views into the site from the rear of the house adjacent to
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the lock, and also from the canal towpath for a short stretch close to this
property - these views would be likely to include some of the new buildings, or
possibly other potentially intrusive areas such as hard surfaced sports pitches
or car parks.
•

From the south there would be limited and filtered views from the elevated
railway line, looking down onto the new buildings. There would also be some
direct and open views along the new access, from a short length of Baldwins
Lane as it runs past the south western site corner, and also views from the
shops (with flats above) on the south side of the road.

•

From the west there would be open views from Lodge End, and also some
limited and filtered views from the properties at the south end of Links Way, to
the southern part of the site. Further to the north there would be clear and
open views into the north western part of the site for a large number of
properties around Links Way, Dover Way and Richmond Way.

Landscape Effects
4.2.3

There are as yet no detailed proposals for development of the site, and the precise
nature and degree of the landscape effects resulting from that development would in
practice depend on the detailed design and disposition of the new buildings, and the
extent to which they could be screened and integrated by additional planting.
However, in general terms and assuming development is of the form and extent
outlined in section 3 above, the effects should be no more than slight to moderate
adverse, as the built development would be limited to part of the site only, would
comprise buildings of an attractive and appropriate design, would not be widely visible
and would not generally be out of character with the urban fringe landscape around the
southern part of the site.

4.2.4

However, assuming that the playing fields would need to be provided at least in part on
land in the countryside to the north west, then there would be additional adverse effects
at that point, arising from the suburbanising effects of the playing fields themselves,
and also from the fencing which may be required around them.

4.2.5

This assessment assumes that the mature tees within the site could be retained (where
in good condition) as part of the development - if this was not possible and if some or
all of these trees needed to be removed, then the effects would be significantly greater,
as these mature trees are valuable local landscape features.

4.2.6

Adverse effects would be expected to decrease progressively with time, as the new
planting which would be carried out as part of the scheme begins to mature. The
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effects noted above are also those which would be experienced in the winter - effects
in the summer, when the existing and proposed vegetation would provide a more
effective screen, would generally be at a lower level.
4.2.7

The proposed development could also have some beneficial effects - the landscape
proposals, in particular the green corridor alongside Lodge End and the potential for
improved management of the site, would create a valuable local amenity and would
assist with the development of local Green Infrastructure (see section 2.5 above).
Visual Effects

4.2.8

Landscape effects are those affecting the landscape as a resource, while visual effects
are those affecting a specific visual receptor. A full assessment of potential visual
effects on groups of receptors in the area around the site cannot be made in any detail
in the absence of detailed development proposals, but some broad comments on the
likely range of effects can be made (see Figure 4 for locations of visual receptors):
1. Properties to the west. Around 75 houses on rising ground to the west of the
site, along Links Way, Dover Way, Ludlow Way and Richmond Way, have
views towards the site. These views vary from direct and open to oblique
and partially screened, and the effects would vary with the openness of the
view. Effects would also vary significantly according to the proposed uses
within the site - the assessment has assumed that the north western part of
the site is too steep for use as playing fields and would not be built upon, but
that it would be retained as informal parkland open space. If that is the case
then effects would be broadly neutral, and there could even be some
benefits arising from new planting and improved management. However, if
there were to be any built development within this area, or if levels were
altered to enable some form of formal playing field provision, then there
could be significant adverse effects, as this area at the moment forms an
attractive green backdrop in view from a large number of properties, as well
as from the roads within these residential areas.
2. Properties to the east. There would be slight adverse effects for the three
properties at the southern end of this row of houses, where the woodland
screen is less effective. They would have views into the north eastern part of
the site, which is likely to be used as playing fields.

There would be

moderate to high adverse effects for the isolated property alongside the
canal - this house faces to the east, towards the canal, but views from its
rear facade would include parts of the new school buildings and also
potentially less attractive parts of the new development such as car parks
and hard surfaced sports pitches.
South West Herts Secondary Schools - Site S(d)
Landscape and Visual Assessment

29

3. Properties to the south west. Around 10 properties in the flats above the
shops on Baldwins Lane would have direct views into the site along the
proposed access.

These views would be across a busy road, within an

already urban context, and effects would be slight to moderate adverse.

4. Non-motorised users of Rousebarn Lane and Lodge End. There would be
clear views of the western part of the site for people walking, cycling or riding
along Lodge End, and filtered and partial views from a short section of
Rousebarn Lane. People using public rights of way in the countryside are
generally taken to be of high sensitivity (see Appendix A), but in the case of
Lodge End the landscape through which they would be passing is urban
fringe in nature.

The present experience of passing along this route is

therefore partially urban, and the introduction of school buildings would not
be particularly discordant or intrusive.

The provision of a green corridor

along the eastern side of Lodge End would also create an improved route,
with a degree of benefit. Effects would on balance be slight adverse for
Lodge End, and insignificant for Rousebarn Lane, which is better screened.

5. Canal towpath. Views from a short section of this route would include parts
of the new school buildings and also potentially less attractive parts of the
new development such as car parks and hard surfaced sports pitches.
However, it should be borne in mind that users of rights of way will, by
definition, be making a journey and will experience a variety of views in the
course of that journey, so development at one location would have a limited
effect on the journey as a whole, and the route along the towpath runs
beneath the railway line and into the urban area just to the south of the site.
Effects would therefore be no more than slight to moderate adverse.

6. People travelling along local roads and the railway line. There would be
partial views down onto the new buildings for people travelling along the
railway line, and also some views for people travelling along a short section
of Baldwins Lane and also part of Rousebarn Lane. Lodge End, though it
provides rear access to garages of properties along Link Way, does not
appear to be much used by vehicles. All of these views would be more open
in the winter. However, people in vehicles are generally taken to be of lower
sensitivity that those within houses or using public rights of way, and any
effects would be no more than slight adverse for travellers on railway line
(who at the moment have attractive views into the site) and insignificant for
people passing along the local roads.
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4.2.7

The above effects would be expected to decrease progressively with time, as the
planting proposed as part of the new development begins to mature. The effects noted
above are also those which would be experienced in the winter - effects in the summer,
when the existing and proposed vegetation would provide a more effective screen,
would generally be at a lower level.

4.3

Night Time Effects

4.3.1

The above assessment of effects has been concerned only with those which would
occur during the day. There would also be some effects at night, as the proposals
would introduce some new light sources, in particular the lights for hard surfaced sports
pitches, though it has been assumed that the pitches to be lit would be carefully located
to minimise adverse effects, probably close to the south western corner of the site, and
also that the design of the lighting would use full cut-off lanterns orientated to minimise
light spill and glare. It has also been assumed that lighting for any sports pitches would
be turned off after use (probably by around 10pm, and also that any lights within the
school buildings or within the car parking and circulation areas could be turned off once
the school is no longer in use, again probably by around 10pm. The level of effects
would vary with detailed design, but would be essentially incremental in nature - the
new buildings would be close to the existing urban edge and its many existing light
sources, and the new development would be seen in the context of an already partly lit
landscape, though it would extend the light sources into an area which is itself
presently unlit.

4.3.2

Night time effects would therefore be at a slightly lower level for both landscape and
visual effects to those identified for the daytime, as a result of the limited hours of use
and therefore limited time over which effects would be possible.

4.4

Construction Stage Effects

4.4.1

The above assessment of effects has been of the completed development. There may
also be additional effects during the construction stage, arising from the presence and
movement of construction plant and the fact that partially completed buildings can tend
to look more discordant than completed, occupied ones, and also because the
proposed planting would not yet be in place.

Effects would vary throughout the

construction period according to where building was taking place and how much of the
overall development had been completed, but would in principle be broadly similar to
those identified for the completed development.
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4.5

Effects in Relation to Policy

4.5.1

There would be an inevitable in-principle conflict with the range of policies designed to
maintain the openness of the Green Belt, as the proposed development entails new
building within the Green Belt. However, much of the site area would remain open, and
any new secondary school in this general area would need to be built in the Green Belt,
as the designation covers all of the open land around the existing settlements, and new
secondary schools require large sites. It may also be appropriate, for the selected site,
to pursue a local realignment of the Green Belt boundary to exclude the building zone
for the new school from the Green Belt.

4.5.2

In terms of the five purposes of including land within Green Belts, as stated in PPG2,
there would be some limited harm as a result of the new buildings in the southern part
of the site and the consequent spread of the built up area of Croxley Green. There
would also be more significant harm in terms of the narrowing of the existing gap
between the built up areas of Croxley Green and Watford - if the new buildings
extended across the southern part of the site they could potentially close a large part of
the gap, though open space to the east of the canal would still remain. It may therefore
be appropriate for the design to seek to locate the buildings towards the western side
of the site, leaving as much open land as possible between the two settlements. There
would be some encroachment into the countryside, but no harm in terms of the setting
and character of historic towns. There would be some potential harm in terms of not
encouraging the recycling of derelict land.

4.5.3

PPG2 also seeks to protect the visual amenity of the Green Belt - there would again be
some in-principle harm as a result of built development within the Green Belt, but that
harm could be limited by careful design and placement of the buildings and by
appropriate landscape treatment to screen and integrate the less attractive parts of the
new development, as well as the potential for the creation of new areas of informal
open space or parkland in the north western parts of the site.

4.5.4

In respect of the range of policies described in section 2.4 above which seek to protect
the landscape and to retain and protect existing landscape features, this assessment
has indicated that there would be slight to moderate adverse (and declining over time)
effects on local landscape character. The assessment has assumed that the proposals
would retain all significant existing trees within the site - if the proposals were to require
removal of some or all of these trees then there would be some conflict with policies
which seek to protect existing trees.
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4.5.5

There is also policy support at all levels for the retention and enhancement of Green
Infrastructure, and the proposals would have positive effects in this respect, by
providing new areas of open space and a new green corridor along the western site
perimeter.

4.6

The Amenity of the New School

4.6.1

The above assessment has been of the potential landscape and visual effects of the
new school on the surrounding area, but it is also relevant to consider what the effects
of the surrounding area on the new school may be in terms of the amenity and local
environment which it would provide for the school.

4.6.2

In this case the local landscape context would be reasonably green and pleasant in
visual terms, as a result of the varied topography and the mature parkland trees, with
the canal also forming an attractive feature just to the east. There would be some
noise from the adjoining railway line, but the end of the line is just to the north east, and
trains travel slowly along this stretch. One significant disadvantage of this site would
be the likely need for some (and probably most) of the playing fields to be remote from
the main school site, on land to the north west - this would make them somewhat less
convenient to use, and would also remove their ability to provide part of the green
setting for the school and to be used informally at lunch and break times.
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5.

CONCLUSIONS

5.1

The site is greenfield, and within the Green Belt, but the area around and including
it has a partially urban fringe character. The site is of medium landscape quality
and slightly higher landscape value, and medium sensitivity to the type of
development proposed, as a new school would not be discordant within the local
landscape context, but the site contains a number of valuable landscape features.

5.2

The site is reasonably well screened by the woodland to the north, rising ground
and woodland beyond the canal to the east, the railway embankment to the south
and the urban area to the west.

The main views into the site are from the

residential area to the west of the site on rising ground, from Lodge End to the west
and the canal towpath to the east, and from short stretches of local roads.

5.3

The new school proposals should seek to create attractive, well designed buildings
which would be a positive feature of the local environment, and should also
incorporate substantial new areas of planting and open space. These could include
a green corridor along Lodge End and there is also the potential for an area of
parkland open space in the north western part of the site, assuming that this area is
too steeply sloping to be used for playing fields.

5.4

Development of this site would be likely to result in some localised adverse landscape
and visual effects, as is inevitable with new built developments on greenfield sites. The
precise nature of these effects would vary with the proposed form and arrangement of
the development, and the nature and extent of the proposed landscape mitigation, and
would also vary according to whether the mature trees within the site can be retained if any of them were to be lost then the effects would be significantly greater.

In

principle the effects should be no more than slight to moderate adverse, as the built
development would be limited to part of the site only, would comprise buildings of an
attractive and appropriate design, would not be widely visible and would not generally
be out of character with the urban fringe landscape around the southern part of the site.
However, there would also be some adverse effects as a result of the likely need to
locate some (or perhaps most) of the playing fields remote from the main site area, on
land to the north west.

Any adverse effects would be expected to decrease

progressively with time, as the extensive planting which would be carried out as part of
the scheme begins to mature.
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5.5

There would be some visual effects for a large number of properties on rising ground to
the west of the site, but the nature of these effects would vary with the sue of the north
western part of the site - if this area is retained as open space then effects would be
broadly neutral. There would be significant adverse effects for one isolated property to
the east, alongside the canal, but otherwise visual effects would be at a relatively low
level.

5.6

Night time effects are expected to be at a slightly lower level than those during the day,
as the area around the site already contains a number of light sources, and it has been
assumed that new lighting within the development would be restricted to the southern
end of the site and could be turned off when the school is not in use.

5.7

There would be an inevitable in-principle conflict with the range of policies designed to
maintain the openness of the Green Belt, as the proposed development entails new
building within the Green Belt. However, much of the site area would remain open, and
any new secondary school in this general area would need to be built in the Green Belt,
as the designation covers all of the open land around the existing settlements, and new
secondary schools require large sites. The main effects on the Green Belt would be in
terms of the narrowing of the existing gap between the built up areas of Croxley Green
and Watford. It may therefore be appropriate for the design to seek to locate the
buildings towards the western side of the existing gap, leaving more open land between
the two settlements.

5.8

It is also important to consider the suitability of the site in terms of providing an
appropriate environment for the new school. In this case the local landscape context
would be reasonably green and pleasant in visual terms, as a result of the varied
topography and the mature parkland trees, with the canal also forming an attractive
feature just to the east. One significant disadvantage of this site would be the likely
need for some (and probably most) of the playing fields to be remote from the main
school site, on land to the north west - this would make them somewhat less
convenient to use, and would also remove their ability to provide part of the green
setting for the school and to be used informally at lunch and break times.
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APPENDIX A

METHODOLOGY

1

General

1.1

In landscape and visual assessments, a distinction is normally drawn between landscape effects
(i.e. effects on the character or quality of the landscape, irrespective of whether there are any
views of the landscape, or viewers to see them) and visual effects (i.e. effects on people’s views
of the landscape, principally from residential properties, but also from public rights of way and
other areas with public access). Thus, a development may have extensive landscape effects but
few visual effects (if, for example, there are no properties or public viewpoints), or few landscape
effects but significant visual effects (if, for example, the landscape is already degraded or the
development is not out of character with it, but can clearly be seen from many residential
properties).

1.2

The core methodology followed is that set out in the ‘Guidelines for Landscape and Visual Impact
Assessment’, produced jointly by the Institute of Environmental Management and Assessment
and the Landscape Institute (‘the GLVIA’, 1995, revised 2002).

The document ‘Landscape

Character Assessment, Guidance for England and Scotland, 2002’ (The Countryside Agency
and Scottish Natural Heritage) also stresses the need for a holistic assessment of landscape
character, including physical, biological and social factors.
1.3

The GLVIA guidance is primarily intended for use in detailed assessments where the proposed
form of the development is known, but it is also applicable to more general appraisals of site
suitability where there are no firm or detailed proposals, and has therefore been followed in this
case.

2

Methodology for this Assessment

2.1

For the purposes of this assessment, the guidance set out above was generally adhered to, with
the following specific refinements:
1.

Landscape and visual effects were assessed in terms of the magnitude of the change
brought about by the development and also the sensitivity of the resource affected.

2.

The magnitude of change will generally decrease with distance from its source, until a
point is reached where there is no discernible change. It will also vary with factors such
as the scale and nature of the proposed development, the proportion of the view that
would be occupied by the development, whether the view is clear and open, or partial
and/or filtered, the duration and nature of the change (e.g. temporary or permanent,
intermittent or continuous etc), whether the view would focus on the proposed
development or whether the development would be incidental in the view, and the
nature of the existing view (e.g. whether it contains existing detracting or intrusive
elements).

3.

Residential properties were taken to be of high sensitivity in general, although this can
vary with the degree of openness of their view (see Table 1 below). Landscapes which
carry a landscape quality designation and which are otherwise attractive or unspoilt will
in general be more sensitive, while those which are less attractive or already affected by
significant visual detractors and disturbance will be generally less sensitive (see Table 6
below).

4.

For the purpose of the assessment visual change was categorised as shown in Table 1
below, where each level (other than no change) can be either beneficial or adverse:

Table 1 ~ Categorisation of Visual Change
Category

Definition

No change

No discernible change.

Negligible

The development would be discernible but of no real significance.

Low

The development would cause a perceptible deterioration (or
improvement) in existing views.

Medium

The development would cause an obvious deterioration (or
improvement) in existing views.

High

The development would cause a dominant deterioration (or
improvement) in existing views.

5.

Sensitivity was also taken into account in the assessment, such that a given magnitude
of change would create a larger visual effect on a sensitive receptor than on one of
lesser sensitivity (see Table 2 below).

Table 2 ~ Criteria for Determining Visual Sensitivity
Sensitivity

Typical Criteria

High

Residential properties with predominantly open views from windows, garden or
curtilage. Views will normally be from ground and first floors and from two or more
windows of rooms in use during the day.
Users of Public Rights of Way with predominantly open views in sensitive or unspoilt
areas.
Non-motorised users of minor or unclassified roads in the countryside.
Visitors to recognised viewpoints or beauty spots.
Users of outdoor recreational facilities with predominantly open views where the
purpose of that recreation is enjoyment of the countryside - e.g. Country Parks,
National Trust or other access land etc.

Medium

Residential properties with views from windows, garden or curtilage. Views will
normally be from first floor windows only, or an oblique view from one ground floor
window, or may be partially obscured by garden or other intervening vegetation.
Users of Public Rights of Way with restricted views, in less sensitive areas or where
there are significant existing intrusive features.
Users of outdoor recreational facilities with restricted views or where the purpose of
that recreation is incidental to the view.
Schools and other institutional buildings, and their outdoor areas.
Motorised users of minor or unclassified roads in the countryside.

Low

People in their place of work.
Users of main roads or passengers in public transport on main routes.
Users of outdoor recreational facilities with restricted views and where the purpose of
that recreation is incidental to the view.

6.

Visual effects were then determined according to the interaction between change and
sensitivity (see Table 3 below), where effects can be either beneficial or adverse.

Table 3 ~ Significance Criteria for Visual Effects
Significance

Typical Criteria1

Neutral

No change in the view.

Insignificant

The proposals would not significantly change the view but would still be
discernible.

Slight

The proposals would cause limited deterioration (or improvement) in a view from
a receptor of medium sensitivity, but would still be a noticeable element within
the view, or greater deterioration (or improvement) in a view from a receptor of
low sensitivity.

Moderate

The proposals would cause some deterioration (or improvement) in a view from
a sensitive receptor, or less deterioration (or improvement) in a view from a more
sensitive receptor, and would be a readily discernible element in the view.

High

The proposals would cause significant deterioration (or improvement) in a view
from a sensitive receptor, or less deterioration (or improvement) in a view from a
more sensitive receptor, and would be an obvious element in the view.

Major

The proposals would cause a high degree of change in a view from a highly
sensitive receptor, and would constitute a dominant element in the view.

1.

Note that the above criteria are indicators of the types of situation in which visual effects of the given level of significance may
be expected - they are not intended to be definitions to be applied literally in all cases.

7.

Landscape change was categorised as shown in Table 4 below, where each level (other
than no change) can be either beneficial or adverse:

Table 4 ~ Categorisation of Landscape Change
Category

Definition

No change

No loss or alteration of key landscape characteristics, features or
elements.

Negligible

Very minor loss or alteration (or improvement, restoration or
addition) to one or more key landscape characteristics, features or
elements.

Low

Minor loss of or alteration (or improvement, restoration or addition)
to one or more key landscape characteristics, features or elements.

Medium

Partial loss of or damage (or improvement, restoration or addition) to
key characteristics, features or elements.

High

Total loss of or severe damage (or major improvement, restoration
or addition) to key characteristics, features or elements.

8.

Landscape quality was judged on site by an experienced assessor, with reference to the
definitions shown in Table 5 below.

Table 5 ~ Definitions for Landscape Quality
Category

Definition

Very high quality

National Park or Area of Outstanding Natural Beauty
standard - the area will usually (though not necessarily,
especially for small areas) be so designated.

High quality

Attractive landscape, usually with varied topography or
historic features, and few visual detractors.

Medium quality

Pleasant landscape with few detractors but with no
distinctive qualities.

Low quality

Unattractive or degraded landscape, affected by visual
detractors.

9.

The concept of landscape value was also considered. The GLVIA considers landscape
value as a measure to be assessed in association with landscape character, in order to
avoid consideration only of how scenically attractive an area may be, and thus to avoid
undervaluing areas of strong character but little scenic beauty. It is defined in the
glossary of the GLVIA as:
‘The relative value or importance attached to a landscape (often as a basis for
designation or recognition), which expresses national or local consensus, because of its
quality, special qualities including perceptual aspects such as scenic beauty, tranquillity
or wildness, cultural associations or other conservation issues.’

10. Landscape sensitivity relates to the ability of the landscape to accommodate change of
the type and scale proposed without adverse effects on its character. This is defined in
the glossary of the GLVIA as:
‘The extent to which a landscape can accept change of a particular type and scale
without unacceptable adverse effects on its character.’
11. It is noted in the GLVIA that this varies with:
(i)

existing land use;

(ii)

the pattern and scale of the landscape;

(iii)

visual enclosure/openness of views, and distribution of visual receptors;

(iv)

the scope for mitigation, which would be in character with the existing
landscape; and

(v)

the value placed on the landscape.

12. A landscape of high sensitivity will be one with a low ability to accommodate change,
and vice versa. Landscape sensitivity was judged according to the criteria set out in

Table 6 below, taking into account factors such as the presence or absence of
designations for quality and the nature of the proposed change.

Table 6 ~ Criteria for Determining Landscape Sensitivity
Sensitivity

Typical Criteria

Very High

A landscape with a very low ability to accommodate change because such change
would lead to a significant loss of valuable features or elements, resulting in a
significant loss of character and quality.
Development of the type proposed would be discordant and prominent.
Will normally occur in a landscape of very high or high quality or value.

High

A landscape with limited ability to accommodate change because such change
would lead to some loss of valuable features or elements, resulting in a significant
loss of character and quality.
Development of the type proposed would be discordant and visible.
Will normally occur in a landscape of high quality or value, but can also occur
where the landscape is of lower quality but where the type of development
proposed would be significantly out of character.

Medium

A landscape with reasonable ability to accommodate change. Change would lead
to a limited loss of some features or elements, resulting in some loss of character
and quality.
Development of the type proposed would be visible but would not be especially
discordant.
Will normally occur in a landscape of medium quality or value, a low quality/value
landscape which is particularly sensitive to the type of change proposed, or a high
quality/value landscape which is well suited to accommodate change of the type
proposed.

Low

A landscape with good ability to accommodate change. Change would not lead to
a significant loss of features or elements, and there would be no significant loss of
character or quality.
Development of the type proposed would not be readily be visible or would not be
discordant.
Will normally occur in a landscape of low quality or value.

13. Landscape effects were then determined according to the interaction between change
and sensitivity, as summarised in Table 7 below.

Table 7 ~ Significance Criteria for Landscape Effects
1

Significance

Typical Criteria

Neutral

The proposals:
•
complement the scale, landform and pattern of the landscape
•
incorporate measures for mitigation to ensure that the scheme will blend in
well with the surrounding landscape
•
avoid being visually intrusive and adverse effects on the current level of
tranquillity of the landscape
•
maintain existing landscape character in an area which is not a designated
landscape nor vulnerable to change.

Insignificant

The proposals:
•
generally fit the landform and scale of the landscape
•
have limited effects on views
•
can be mitigated to a reasonable extent
•
avoid effects on designated landscapes.

Slight
Adverse

The proposals:
•
do not quite fit the landform and scale of the landscape
•
will impact on certain views into and across the area
•
cannot be completely mitigated for because of the nature of the proposal or
the character of the landscape
•
affect an area of recognised landscape quality
•
would lead to minor loss of or alteration to existing landscape features or
elements, or introduce some minor new uncharacteristic elements.

Moderate
Adverse

The proposals are:
•
out of scale or at odds with the landscape
•
are visually intrusive and will adversely impact on the landscape
•
not possible to fully mitigate
•
will have an adverse impact on a landscape of recognised quality or on
vulnerable and important characteristic features or elements
•
would lead to loss of or alteration to existing landscape features or elements,
or introduce some new uncharacteristic elements.

High Adverse

The proposals are damaging to the landscape in that they:
•
are at variance with the landform, scale and pattern of the landscape
•
are visually intrusive and would disrupt important views
•
are likely to degrade or diminish the integrity of a range of characteristic
features and elements and their setting
•
will be damaging to a high quality or highly vulnerable landscape
•
cannot be adequately mitigated
•
would lead to significant loss of or alteration to existing landscape features
or elements, or introduce some significant new uncharacteristic elements.

Major
Adverse

The proposals are very damaging to the landscape in that they:
•
are at considerable variance with the landform, scale and pattern of the
landscape
•
are visually intrusive and would disrupt fine and valued views
•
are likely to degrade, diminish or even destroy the integrity of a range of
characteristic features and elements and their setting
•
will be substantially damaging to a high quality or highly vulnerable
landscape
•
cannot be adequately mitigated
•
would lead to extensive loss of or alteration to existing landscape features or
elements, or introduce some dominant new uncharacteristic elements.

1.

Note that the above criteria are indicators of the types of situation in which landscape effects of the given level of significance
may be expected - they are not intended to be definitions to be applied in full or literally in all cases.

Table 7a ~ Significance Criteria for Landscape Effects (continued)
Significance

Typical Criteria1

Slight
Beneficial

The proposals:
•
fit the landform and scale of the landscape
•
will improve certain views into and across the area to a limited extent
•
can be effectively mitigated
•
remove small scale unattractive or discordant features
•
benefit an area of recognised landscape quality
•
would introduce some minor new or restored positive and characteristic
elements.

Moderate
Beneficial

The proposals:
•
fit the landform and scale of the landscape
•
will improve certain views into and across the area
•
can be effectively mitigated
•
remove significant unattractive or discordant features
•
benefit a landscape of recognised quality or enhance vulnerable and
important characteristic features or elements
•
would introduce some new or restored positive and characteristic elements.

High
Beneficial

The proposals provide significant benefit to the landscape in that they:
•
are in accord with the landform, scale and pattern of the landscape
•
will improve important views
•
are likely to enhance a range of characteristic features and elements and
their setting
•
will lead to improvement to a high quality or highly vulnerable landscape
•
need no significant mitigation
•
would introduce some significant new or restored positive and characteristic
elements.

Major
Beneficial

The proposals provide very significant benefit to the landscape in that they:
•
are in accord with the landform, scale and pattern of the landscape
•
will improve expansive and/or fine and valued views
•
are likely to significantly enhance a range of characteristic features and
elements and their setting
•
will lead to substantial improvement to a high quality or highly vulnerable
landscape
•
need no mitigation
•
would introduce some extensive or highly significant new or restored positive
and characteristic elements.

1.

Note that the above criteria are indicators of the types of situation in which landscape effects of the given level of significance
may be expected - they are not intended to be definitions to be applied in full or literally in all cases.

14. Photographs were taken with a digital camera with a lens that approximates to 50mm.
This is similar to a normal human field of view, though this field of view is extended
where a number of separate images are joined together as a panorama.

All

photographs were taken in June and July 2011.
15. A useful concept in considering the potential visual effects of a development is that of
the visual envelope (or zone of visual influence, ZVI). This is the area from within which
the development would be visible.

Any significant visual effects will therefore be

contained within this area, and land falling outside it need not be considered in terms of

visual effects.

The area from within which the various elements of the proposed

development would be visible has, therefore, been estimated but it is possible that in
practice some limited views of those elements may be obtained from more distant
properties or from elevated, distant vantage points, above or through intervening
vegetation, and such views are referred to where appropriate in the assessment.

APPENDIX B

DEVELOPMENT PRINCIPLES PLAN

SITE BOUNDARY
(12.26ha 30.30ac)

BUILDING ZONE
E
ROUS
BARN

(4.05ha 10.00ac)

LANE

PLAYING FIELDS*
(OPTION A: 8.20ha 20.26ac)
(OPTION B: 5.60ha 13.83ac)

DETACHED PLAYING FIELD
(IF REQUIRED: 4.41ha 10.89ac)

EXISTING LANDSCAPING/
VEGETATION
(DERIVED FROM AERIAL PHOTOGRAPHY)

POTENTIAL VEHICULAR
ACCESS
POTENTIAL PEDESTRIAN
ACCESS
POTENTIAL PEDESTRIAN LINK
TO DETACHED PLAYING FIELD
(IF REQUIRED)

*
N

N
LA

E

38
0m

E
LEE
TTR
LIG

O
R
U
R
BA
SE
N
LA

N
LI

GADE AVEN
U

E

E
N

OPTION A:
Removal of all existing vegetation within the playing
field area
OPTION B:
Retention of all existing vegetation within the playing
field area deficit to be made up at detached playing
field site

KS
AY
W

EVIR
D
STN
AU

BU
R
TE
AN
C
RY
AY
W

AY
H
IC
W
R
O
N

LODGE EN

D

RLOAUS
NEEBARN

R
TE
AN Y
CWA

SW
IS
S

AV
EN
U

E

LODGE END

AY
W
BU

WAY

RY

REVISION A:
Drawing title amended.
HNA/11-01-2011

ROUSEBARN LANE

DOVER WAY

LEWES WA
Y

© Vincent & Gorbing Limited
PROJECT TITLE

E
AN

GADE BANK

NL
AR
EB
US
RO

LEW
WAES
Y

South West Herts Secondary School
Site Search

LINKS WAY

HASTINGS

DURRANTS DRIVE

LUDLOW WAY

WAY

DE
GA

EN
AV

UE

HA
WST
AYINGS

RICHMOND WAY

DRAWING TITLE

QUEEN MARY'S AVENUE

Site S(d) - Land north-east of
Baldwins Lane, Croxley Green
Development priciples plan

KEDR
NIILVW
EORTH

WARWICK WAY

NN
H
IC
W
R
O
H
IC
W
R
O

RICKMANSWORTH ROAD

SCALE

DATE

CHECKED

JUNE 2010

1:5000
SW
OR
TH
RI
CK
M

AN

LANC
IN G W
AY

DRAWN

HNA

DATE

PROJECT No.

4806

LD
BA
IN
W
S

WI
NT
ON
D

RIV
E

AD
RO

CASSIOBRIDGE ROAD

MAYTHORNE CLOSE

LADNE
BAL
WINS

LA
N
E

MANS
KAD
CO
RIR

LANCING W
AY

T CRESCE

WIN
S

LAN
E

DR
FOR
WAT

CASSIOBRIDGE ROAD

BAL
D

CLAREMON
MALVERN
WAY

H
WORT

OAD

NT

This map is based upon Ordnance Survey material with the permission of Ordnance Survey
on behalf of the Controller of Her Majesty’s Stationery Office © Crown copyright.
Unauthorised reproduction infringes Crown copyright and may lead to prosecution or civil proceedings.
Hertfordshire County Council 100019606 (January 2010)

0
R
DO

LD
FIE
RO

CL

100

E
OS

metres

WHIPPEND
ELL ROAD

200

222A

CHARTERED ARCHITECTS AND TOWN PLANNERS
STERLING COURT NORTON ROAD STEVENAGE HERTS
TELEPHONE: 01438 316331 FAX:01438 722035

