
APPENDIX D: PLANNING APPLICATION NE/22/00698/OUT LAND ADJACENT TO 

HALDENS PARKWAY THRAPSTON. 

DETAILED APPRAISAL OF THE APPLICANTS LANDSCAPE, VISUAL IMPACT, 

HERITAGE, AND ARCHAEOLOGICAL IMPACTS. 

EXECUTIVE SUMMARY 

the applicant’s approach to the assessment of these issues follows a constant 

theme. Underplay the qualities of the site, overplay the mitigation proposed, 

and minimise residual impacts.  

The credibility of the report is put at risk by its constant downplaying of the 

sites landscape and rural quality while over exaggeration of the direct visual 

presence of the urban area of Thrapston to the southwest, the presence of 

existing warehouses which are low on the horizon and viewed separately from 

Thrapston, the busy road corridors of the A14, A45 and the A508 (assume 

A605), and overhead power lines. A site visit and better knowledge of the site 

would soon dismiss these claims as unreasonable. For the vast majority of the 

site the presence of Haldens Parkway is low on the horizon and minimal, the 

A14, A45 and A508 (assume this should be the A605) are not visible and the 

power lines are hardly noticeable.  

The impact on the current rural approach to Thrapston from the north has 

been underplayed in the report and this loss of rural approach which 

characterises the Market Town and the area generally cannot be reduced by 

mitigation given the sheer scale of the proposal.  

 

LANDSCAPE AND VISUAL REPORT 

 

The developers’ Landscape and Visual report contains an analysis of the ‘Zone 

of Theoretical Visibility’ (ZTV): the area from which the new development 

could be seen. The two ZTV maps, prepared by Turley Associates show all the 

areas (shaded blue, with the darkest shades showing the clearest views) from 

which the new development would be visible. The first map shows a 3-

kilometre radius of the site boundary, and the second a 1-kilomtre radius. 

Two things are immediately apparent. The first is that the 3km radius seems 

arbitrary. It seems that there are many places at 3km from the site boundary 



from which the new development will be visible, but the blue blur seems to 

bleed out at the radius simply because no calculations were done at, or 

beyond, a 3-kilometre distance. There are many places more than 3km away 

from which the new development would be visible, but which simply have not 

been assessed.  

The second obvious point thing is that the site is most visible from the north 

and west, not the south and east. This makes sense to anyone who knows the 

local topography: the site is on a slope that slopes to the north and west, on 

the western side of the Nene Valley. Although the new development would be 

visible from many places to the south and east, as the highest structure would 

be higher than the ridge line to the east of the site, it would be less visible 

than from the north and west because of the topography of the surrounding 

land. 

The verified views that the developer has commissioned from Nicholsons 

Lockhart Garratt do not reflect this. Of the 18 verified views that have been 

done, only half (nine) are from the north and west; all the others are from the 

east and south, including places from which the new development will be 

barely visible, or not visible at all. It appears that, the consultant has 

deliberately chosen viewpoints that underestimate the huge visual impact 

that warehouse buildings up to 24 metres (80 feet) high would have. 

The report goes into some detail (in paragraphs 9.65 and 9.66) about the 

relative lack of visibility of the site from the east and south. Views from the 

west and north are downplayed or ignored entirely. There is no assessment of 

longer-range views from the west or north, such as from the churchyard of St 

Michael and All Angel’s Church in Wadenhoe, a Grade II* listed building, with 

a 12th-century tower, less than 4 kilometres from the site. Wadenhoe’s 

historic church is a well-known local beauty spot, sited on a hill on the banks 

of the river Nene, from which there is a direct view towards Aldwincle (which 

has two churches, both Grade I listed), and to the site beyond. This view 

would be badly impaired.  

Because of Wadenhoe church’s elevated position, STAUNCH’s analysis 

suggests that the proposed development would be easily visible from this 

location. Yet no verified views have been done from outside a very tight, and 

arbitrary, 3km radius. Nor is there any assessment of the currently unspoilt 

long-range views across the Nene Valley views from higher ground to the 



north and west of Pilton, Wadenhoe and Aldwincle, which would be ruined by 

the proposed development. Given the heritage value of these assets they 

should at least have also been referenced in the heritage assessments. 

 The Landscape and Visual reports assess the sensitivity of the Site Landscape 

Character as “Low/Medium” which is considered an unreasonably low 

assessment. The Surrounding Landscape Character is reasonably assessed as 

“High”. As the application site is a visually integral part of an unspoilt stretch 

of the Nene Valley, all the way from Thrapston to Oundle and beyond and its 

sensitivity should also be assessed as ‘High’. Although we disagree strongly 

with the applicant’s assessment of the site’s sensitivity as only ‘Low/Medium’ 

the recognition by the applicant of the wider Nene Valley as ‘High’ is critically 

important in recognising the substantial impact of the scheme on the 

internationally recognised Nene Valley. A material consideration that cannot 

be dismissed without compelling justification. The report acknowledges (in 

paragraph 9.55) that there is an “important” connection between site and the 

village of Titchmarsh (both visually and in terms of footpath connections), the 

connections between the site and the Nene Valley are unfairly downplayed.  

In paragraph 9.57, the report states that “On the western banks of the Nene 

the landscape rises steeply towards the settlements of Aldwincle and Lowick, 

offering unhindered views back across the valley towards the site from the 

network of rural roads and lanes, and public rights of way. Within these views 

the site is clearly visible, set against the backdrop of existing 

commercial/industrial built form associated with Halden’s Parkway, and to 

some extent the wider urban area of Thrapston”. In a similar vein, paragraph 

9.67 states that “While the site occupies a prominent location on the edge of 

the valley, it is almost always seen within the context of …. Halden’s Parkway 

[industrial estate]. The presence of this large scale-built form [sic] sets a 

precedent for development of this nature within the landscape. Alongside 

this, the presence of the wider urban area of Thrapston and the busy A14, A45 

and A605 road corridors are also widely visible within the landscape”. 

These statements endeavour to paint a false picture of a site of little 

landscape value dominated by an industrial estate and major roads. The 

reality is of course quite different. The site is an integral visual part of the 

wider Nene Valley; it is  an important visual element of the rural approach to 

the Market Town of Thrapston; it is critical to the rural setting of the 



Conservation village of Titchmarsh; on the approach to Thrapston the existing 

warehouses are visible to your far left, but they are low on the horizon and 

seen separately from Thrapston due to intervening distance and tree cover; 

the A605 is a single carriageway road and not dominate in the immediate or 

wider landscape and ; the A14 and A45 roads are simply not visible from the 

site, the wider landscape setting or the rural approach to Thrapston.                             

The report also suggests that views across the Nene Valley are already badly 

marred by Halden’s Parkway industrial estate, and that the new development 

will do little or no further damage. This impact of Haldens Parkway estate 

from across the Nene Valley is exaggerated and it is not particularly visible 

accept from the highway approach to Thrapston. The new development is of 

an entirely different scale, would not be low on the horizon and would be 

highly visible locally and in wider views across the Nene Valley.  The visual 

impact of the proposed development would be compounded by siting Unit 1, 

the bulkiest shed, on the highest part of the site, in full view from the Nene 

Valley and dominating Islington the approach to the conservation village of 

Tichmarsh. 

There is a substantive disagreement with the applicant’s conclusion with 

regard the conversion from magnitude of impact to harm of impact. There is 

partial agreement that the magnitude of the impact on the landscape when 

viewed from the various views to the north of the river Nene is moderate 

(although it is contended that this is a very the soft interpretation) however 

there is disagreement that the impact upon the significance is neutral. The 

Nene Way passes along the north side of the lakes and there are several loops 

which local residents frequent to take advantage of the positive countryside 

and nature reserve. Although at various points a close inspection of the views 

does provide views of dwellings and warehouses these are minimal and are 

for the most part overlooked.  

The proposed warehouses are however of a different order and will be 

substantially more visible being on the ridge and visible for longer stretches 

and also at significant points as demonstrated by both the submitted view 

points and the ‘moderate impact’ assessment. The change in the view from a 

rural landscape to one which is overlooked by warehouses is clearly a negative 

considering the rural character of the Nene Way and the public amenity of the 

walks around the lakes. 



The approach to Thrapston from the north-east along the A605 is a pleasant 

approach where although it is clear that Thrapston is in front of you, the fields 

and tree cover make sure the appreciation is within the context of a rural 

setting. Although the existing warehouses are visible to your far left, these are 

low on the horizon and appreciated separately from Thrapston due to the 

intermediate separation due to the tree cover 

This would be transformed by the development to an approach dominated by 

an industrial estate. It is noted that the applicant agrees and concludes that 

the detrimental impact is moderate. Given the applications sites importance 

to the wider landscape this impact could reasonably be considered 

moderate/high. As the issue is one of principal the loss of the rural approach 

to the town, it is not considered possible to reduce this impact in the context 

of the scale of the proposed development. 

 

It is very surprising that the development’s impact is judged to be “significant” 

on only one of these views (number 13, from the western side of the nature 

reserve): the effect on all the 17 other views is judged to, not be significant. 

Nowhere is the threshold between significant and insignificant explained. 

None of the “heritage” views from local listed building, mentioned on a map, 

have actually been simulated or assessed. 

Views 1,2, 3, 4, 5, 8 and 9 shows that from a short distance away the impact 

on views will be devastating. There is no disguising the bulk of warehouses up 

to 24 metres high on the local landscape. Likewise views 11, 12, 13 and 16 

show the serious impact the development would have on views from, and 

across, the Titchmarsh Nature reserve. 

 But viewpoints further away from the site seem to have been carefully 

chosen to underestimate the visual impact. View 10, which shows the impact 

on a view near Aldwincle, has been taken from a field, close to the Grade 1 

listed All Saints Church, from which the view is flanked a by a pile of manure 

to the left and a large plastic water bowser to the right. It suggests that the 

village of Aldwincle is of little value, not a conservation area with two listed 

churches, and adjacent to a nationally important habitat for wetland birds. 

Similarly View 15 (from the highway between Aldwincle and Lowick) has been 

taken from behind a thick hedge which blocks the view in that particular 



location, not from a gap in the hedge nearby, or the public footpath a few 

hundred yards to the east. Deliberate misrepresentation. 

View 18 shows that even distant views from the north-east (the Clopton Road) 

back towards Titchmarsh would be seriously affected. But there is no 

examination of the impact on views from the highest point to the east of the 

village – Town Hill (shown as Townhill Coppice on Ordnance Survey maps), 

which is on a footpath and well used by walkers from Titchmarsh, and beyond. 

There is further substantial concern regarding the loss of clear separation 

between the settlements of Thrapston and Titchmarsh when viewed from 

various points. Although there is technically a degree of separation proposed, 

the minimal distance between the most northerly warehouse and the first 

commercial premises on Islington is too insubstantial for a clear appreciation 

to be had of two distinct settlements. This is contrary to policy and good town 

planning and will have a substantial impact on how the landscape is 

appreciated 

 

Conclusion 

Given all this, it is not credible for the report to conclude (in paragraph 9.8) 

that the impact on views when complete is only “Low” or “Medium”. The 

report states (on page 9.23) that while the construction process will “influence 

the characteristic long views than [sic] typify the valley and which contribute 

to its overall character, however, the development itself will not directly 

affect the character of the valley”. The report further suggests, on page 9.25, 

that while the character of the valley will be temporarily harmed during the 

construction process, there will be no lasting damage in the long term. This is 

an unsupportable and highly unlikely proposition, which assumes that 24-

metre-high warehouses spread over many hectares and built alongside 

Islington will be effectively screened when built. Again, the applicant 

overplays the likely beneficial impact of mitigation. Such assumptions must be 

critically assessed and challenged. 

The report  (in paragraphs 9.106 to 9.108) admits that there will be a 

“major/moderate” change to the Site Landscape character, but only a medium 

change to the surrounding landscape character. This difference seems to rest 

on the argument that the A605 is a major “buffer” on the western edge of the 



site, cutting it off from its context. STAUNCH disagrees: the A605 is a single 

carriageway road all the way between the Oundle Road roundabout and the 

Titchmarsh turn, without streetlights, and with very little signage. The A605 is 

easily crossed on foot, and from a distance it is not visible, as it is mostly 

flanked by hedgerows and trees. As elsewhere locally, the field boundaries on 

the site date back to enclosure in 1778, and possibly older still. The site is 

intrinsically linked to the landscapes to the west and north and is not merely a 

bit of waste ground on the edge of an existing industrial estate as the 

applicants imply.  

The report details its assessment of factors contributing to landscape value. It 

recognises its “unique character” and then suggests the presence of Haldens 

Parkway to the south and the A14 detracts from the overall quality. This 

assessment is badly flawed and it’s reasoning not evidenced by a site visit. The 

A14 has no visual impact on the site whatsoever.The landscape quality of the 

site is also very much higher that the applicant’s assessment. 

Again, the scenic quality of the site is downplayed by claims of impacts from 

the south, the roads, and the single power line. Even though the sense of 

isolation when travelling through the site is recognised. One begins to wonder 

if this consultant has actually visited the site and has prepared a desk top 

study only. 

The site is integrally an equal partner in the wider landscape and contributes 

significantly to the character of the Nene Valley to which it is visually and 

functionally linked. 

The sites conservation and ecological value is immense and has a functional 

linkage to the Nene Valley and the RAMSAR site to the west. The site has been 

recognised as unique and with a sense of isolation. The suggested impacts of 

the A14, A45 and A508 road corridors don’t exist nor are there wider noise 

impacts from the back of the Haldens Parkway site to the south.  

The summary of the sites value is medium/high to high as is its wider context. 

Given that the impacts of this massive development have been badly 

underplayed in all the assessments the conclusion that such a massive 

development “could be successfully integrated into the receiving landscape” is 

devoid of reality and badly flawed. 

 



BUIKLT HERITAGE REPORT 

Like the Landscape and Visual report, the Built Heritage report has a very tight 

geographical focus. It sems to focus merely on listed buildings in Titchmarsh 

itself, from which the development may not be visible. Other villages are not 

so lucky. 

The impact on heritage assets more than 1.5km from the site boundary are 

not assessed, or even mentioned. This is a very serious omission for such a 

large development which will, as the developers admit, be visible from a wide 

area. Even those heritage assets that are just within the 1.5km radius are 

given short shrift. The impact on the Islip conservation area is judged to be 

“not significant” and not investigated further. This is very surprising, as the 

developers’ own verified views show that the development will be very visible 

from the edge of the village of Islip, and even more visible from public rights 

of way that run northwards from Islip towards Aldwincle.  

There is agreement with the submitted heritage statement that the 

significance/sensitivity of the receptors identified, principally the Titchmarsh 

Conservation Area and the included Listed Buildings (Grade I and II’s) and the 

Scheduled Monument, is High and that the overall magnitude of the 

development on these identified assets is medium. There is further agreement 

therefore that the impact upon the significance of the identified heritage 

assets is moderate to major adverse, as taken from Table 10:5 and the residual 

effect of the development within Table 10:6.    

The proposed development in terms of type and the scale is considered to be 

detrimental to the significance of the Titchmarsh Conservation Area. This is 

resulting from the extent of the landscape change (open agricultural 

landscape to large scale-built development), and impact upon material 

settings and relationships that the heritage assets have with the proposed 

Site. Furthermore, the proposals would have a substantive impact on the 

ability to appreciate Titchmarsh as a rural, distinct village. It is noted that 

there is agreement within the heritage statement, Para 10.63, for this 

assessment.   

There is a concern regarding how the impact upon the various heritage assets 

was assessed. The presumption regarding inter-visibility being the 

determinant impacting factor is wrong as any material impact is upon the 

relationship between the heritage asset and the Site, or the relationship 



between heritage assets and other assets, and any impact that might cause to 

those relationships. This is an important distinction that must be made due to 

the nature of the impact.   

THIS IS A SERIOUS FLAW IN THE METHODOLOGY WHICH WILL IMPACT ON 

ASSESSMENTS AND IMPACTS.   

The Titchmarsh Conservation Area may be enclosed within its setting with 

only limited exterior views. However, as the Conservation Area for all intents 

and purposes covers the entire village the appreciation of the village within 

the wider landscape and its approaches has a substantive impact on the 

Conservation Areas significance. As such the accepted impact of the 

development on the ability to appreciate Titchmarsh as a rural, distinct village 

has a substantial impact upon the significance of the Titchmarsh Conservation 

Area. This is not adequately assessed within the heritage statement, nor is its 

impact adequately acknowledged. This is demonstrated by the statement in 

Para 10.65 stating the impact of the development is tempered by ‘the extent 

to which visual impact from the conservation area itself will be restricted’. An 

assumption which contradicts the previous comments regarding how 

important the agricultural landscape is to the significance of the Conservation 

Area’s setting.   

There is further concern regarding the assertion that ‘the presence of existing 

large format buildings that already influence the setting and approaches to 

the conservation area’ temper the impact of the proposals. The proposed 

development is of an order of magnitude greater in terms of impact due to 

scale and distance and contrary to the assertion magnifies the impact of 

detrimental harm rather than tempers it.    

The heritage assessment conclusion regarding the impact of the proposals on 

the significance of the heritage assets states ‘It is not considered that the 

impact/effects of the operation stage would substantially diminish the 

heritage interest of any of the identified heritage assets due to distance and 

lack of intervisibility. As such, all effects are considered not significant’. This 

however is contrary to the summary statement which concludes that the 

impact is Moderate Adverse for the Titchmarsh Conservation Area and the 

Church of St Mary and Minor Adverse for the Moated Site. Taking this 

‘Moderate Adverse’ assessment, I would suggest would correlate to the 

medium to upper end of ‘Less than substantial harm’ in accordance with NPPF 



paragraph 202. Considerable weight and importance should be given to the 

avoidance of harm to conservation areas and the significance of a listed 

buildings and their setting. The presumption against the avoidance of harm is 

a statutory one and can only be outweighed if there are material 

considerations strong enough to do so. In addition, the NPPF contains a 

general presumption in favour of sustainable development, but development 

is not considered sustainable if it causes harm to heritage assets.    

The site as existing makes a positive contribution to the character and setting 

of the Titchmarsh Conservation Area, Church of St Mary and Moated Site 

through its agricultural landscape and historical relationship with the village, 

and development would have a detrimental impact on their special character. 

The NPPF requires new development to make a positive contribution to the 

character and appearance of a Conservation Area (including its setting), and 

that which would harm should be refused. The proposed development will 

harm the significance of the Conservation Area and the important Listed 

building contained within through inappropriate development within their 

setting, contrary to paragraph 202 of the NPPF that would also neither 

preserve nor enhance the character or appearance of the Conservation Area, 

contrary to Section 72 of the 1990 Planning (Listed Buildings and Conservation 

Areas) Act. The proposal would also be contrary to Section 66 (1) of the 

Planning (Listed Building and Conservation Areas) Act 1990.   

The NPPF requires that harm to a heritage asset must be weighed against any 

public benefit (assessed by the planning officer). It is considered that the 

impacts upon those assets identified within these comments are significant, 

though less than substantial (albeit at the middle to upper range), so 

paragraph 202 of the NPPF is engaged. While the harm is less than substantial 

the harm is significant and the level of harm is not justified and would warrant 

consideration as grounds for refusal. Great weight must be given to the 

consideration of this harm in the planning balance (under paragraph 199 of 

the NPPF). High Court of Appeal judgements (Barnwell and Forge Field) 

relating to the setting of listed buildings and Conservation Areas are relevant, 

these give rise to a “strong presumption” against granting permission. These 

decisions make it clear that with regard to Section 66(1) and Section 72(1) of 

the Planning (Listed Buildings and Conservation Areas) Act 1990 North 

Northants Council should give “considerable importance and weight” to the 

desirability of preserving the setting of Listed Buildings and the Titchmarsh 



Conservation Area in decision-making when carrying out the balancing 

exercise.   

 In our opinion, the harm caused by the proposal on designated heritage 

assets triggers the “strong presumption” against granting permission.  

 

ARCHAEOLOGY REPORT 

 

The archaeology report does not examine the “physical loss of historic 

landscape interest because of development during construction stage” or “loss 

of truncation or disturbance to any potential below ground heritage assets 

within the site during the operational stage” because these effects were 

judged to be “not significant” at the time of an EIA scoping report. This calls 

into question what the point of this archaeological report is, if these two 

crucial, factors are not examined. The report that follows is very meagre, and 

its conclusions are not credible. 

The report states (in paragraph 11.38) that the site is likely to be on, or 

adjacent to, the course of Gartree Road (the Roman Road between 

Godmanchester and Leicester) near where it crossed the river Nene, and that 

there are remains of a “Roman Town” near the north-west corner of the site. 

This is very significant indeed, and the report acknowledges that they are at 

least of regional importance.  

We have seen the response from Historic England and note in particular their 

view that the Roman heritage asset is at least of regional significance and may 

be of national significance and of equivalent significance to a scheduled 

monument. They go on to suggest fundamental amendments to the scheme to 

satisfy their heritage objections which if adopted by the applicant would in 

themselves be fundamental and require a resubmission particularly with 

reference to the location of the roundabout on the A605. 

Historic England also express serious concern for the impact of the scheme on 

the heritage assets of Tichmarsh Conservation Area which fully supports our 

concerns.  

CONCLUSIONS 



THE OBVIOUS CONCLUSION IS THAT THESE ASSESSMENTS ARE BADLY FLAWED 

AND HAVE SOUGHT TO MINIMISE THE IMPACTS ON LANDSCAPE, VIEWS, 

HERITAGE, AND ARCHAEOLOGY.  

THE CONSTANT ERRONEOUS REFERENCES TO THE A14, AND A45 AND THE 

EXAGGERATED IMPACT OF HALDENS PARKWAY ON THE WIDER LANDSCAPE,  

COUPLED WITH FLAWED METHODOLOGY, MEANS THAT LITTLE WEIGHT CAN 

BE GIVEN TO THE CREDIBILITY OF THESE REPORTS. 

THE EXPERT OPINION OF HISTORIC ENGLAND REGARDING THE POTENTIAL 

DAMAGE AND LOSS OF A HERITAGE ASSET, THE ROMAN VILLAGE OF 

TICHMARSH, OF POSSIBLE EQUIVALENCE TO A SCHEDULED MONUMENT, IS A 

FURTHER FUNDAMENTAL OBJECTION TO THIS APPLICATION. 

THE APPLICATION MUST THEREFORE BE REFUSED FOR THE REASONS GIVEN 

WITHIN OUR FORMAL LETTER OF OBJECTION. 

 

David Bailey MRTPI(retd)    On Behalf of STAUNCH.       JULY 2022 

 

 

 

 


