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1. INTRODUCTION

1.1 This Landscape and Visual Impact Assessment has been prepared relating to new caravan and camping and 

associated service development at Billingford Lakes, Norfolk

Purposes of the Document

1.2 The purpose of this document is to determine the potential landscape, visual and cultural impacts on the site 

and its environs.

1.3 The document evaluates the contribution of the site to the landscape character, visual amenity and cultural 

and heritage features of the local area before assessing the potential impacts of the development on that 

character and amenity.

Site location - Billingford Lakes
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Structure of the Document

Landscape Baseline

1.4 This section assesses the character and quality of the local landscape before identifying the extent 

to which the proposal site contributes to or detracts from that character and therefore its sensitivity 

to change. Particular reference is made to the District-wide Landscape Character Assessment 

1.5 The assessment of the character and of the proposal site identifies the wider landscape receptors that may be 

affected by the proposals, as well as their sensitivity to change. These receptors may be features or elements 

of character that need to be preserved, restored or enhanced.

Development Proposals and Site description

1.6 This section reviews the historic development of the site and its landscape setting, and describes the 

development proposals.

Landscape and Visual Assessment

1.7 This section assesses the potential landscape and visual impacts of development on the site, based on a 

thorough field survey and panoramic site photographs. The precise locations of the photographs were plotted 

using GPS, and were prepared in accordance with LI Advice Note 01/2011: Photography and photomontage 

in landscape and visual assessment. This is followed by a more detailed assessment of the potential impact 

of the development.

Conclusion

1.8 This section summarises the predicted overall landscape, cultural heritage and visual impacts of the 

development.

1.9 This landscape and visual assessment was undertaken only from public rights of way or from land under 

the control of the site owner. Direct views from private property were not possible, although potential views 

from neighbouring properties were assessed as far as was possible from nearby public rights of way. The 

assessment was undertaken during November 2017.
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This report has been prepared by Luke Broom-Lynne CMLI MRTPI.

Luke is an independent Chartered Landscape Architect and Chartered Town Planner with over 30 years 

in professional practice, having held senior roles in both Local Government and Private Practice. He 

has extensive experience in the field of Landscape and Visual Impact Assessments and Appraisals for 

a wide range of development and energy-generation projects. 

He is a Chartered Member of the Landscape Institute and the Royal Town Planning Institute.
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2. Site Description

2.1 This report relates to a site with an area of 56.36ha, (139.26acres), to the east of the village of Billingford, 

south of Elmham Road and north of the River Wensum. Historically, the land was agricultural fields, with gravel 

extraction occurring in the 1990s.

2.2 The application site is currently under a variety of uses including fishing lakes (from former gravel workings), 

woodland, tree belts, informal buildings, agricultural usage and hardstandings. It is part of a tranquil river valley 

environment, with the former gravel workings maturing into semi-natural habitats.

2.3 Part of the northern end, adjacent to the proposed visitor center and parking, and beneath the proposed 

caravan parking and sports pitch, is a scheduled ancient monument. It is identified as being a significant 

Roman feature, and reference is made to the separate archaeological report by Dr. Peter Wade-Martins. 

Aerial view of the application site
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It is part of the Roman town which is located on the main east-to-west Roman road which crossed Norfolk 

from Brampton in east Norfolk to the Fens. It is important to note that from its discovery in the late 1960s 

the Department of the Environment and then English Heritage were asked repeatedly to give the site legal 

protection but refused on the grounds that while the site was clearly important it was not then at risk. Historic 

England still follows a similar policy, and only a part of the town was given legal protection as a Scheduled 

Ancient Monument (under the 1979 Ancient Monuments and Archaeological Areas Act) when it appeared to 

be under threat from the current development. Much of the site lies to the north of the main road, and that still 

has no legal protection.

2.4 It is considered that this site should be seen as a very significant site for the history of Norfolk.
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3. Executive Summary

3.1 This Landscape and Visual Assessment was undertaken on land at Billingford 
Lakes, Norfolk, which was subject to a planning application for caravan and 
camping park development (3PL/2016/0533/H). 

3.2 The assessment has concluded that, fundamentally, the proposals will result 
in considerable material harm to the valley landscape of the River Wensum for 
reasons of:

• significant damage to an important scheduled ancient monument and 
its setting;

• impact on open views over the valley;
• impact of night-time lighting and sky glow through security lighting 

and vehicle movement;
• loss of tranquillity due to intensity of traffic and visitor activity;
• imposition of lodges, parking, tents, boating, caravans and camping 

into the landscape , creating a highly visible sprawl of development;
• conflict between users of the camping/caravan site and informal use of 

the footpaths and Common Land.

3.3 The development proposals put forward by the applicant lack sufficient detail 
and depth to warrant granting of planning permission, and appear to show 
little or no proper assessment of the site and its context which would guide the 
design proposals.

3.4 The site includes public rights of way, a scheduled ancient monument, designated 
areas of significant conservation value (SSSIs and SACs) and within an area 
noted for its landscape value in the Council’s own Landscape Character 
Assessment, all of which will, or are likely to be, affected by the proposals. A 
significant development of this scale within such a sensitive landscape should 
therefore have required a range of full impact assessments to the appropriate 
professional standards:
• Archaeology, Heritage and Culture
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• Ecology
• Landscape and Visual
• Traffic
• Lighting

3.5 Furthermore, extensive unauthorised development has already been 
undertaken over the site, for which inadequate enforcement action has been 
taken.

3.6 The views over this landscape are a vital characteristic of this valley landscape. 
Many old landscape features such as veteran Oaks and field boundaries have 
been retained despite the mineral extraction, and the lakes have now developed 
as valuable semi-natural landscape features in their own right.  There has 
been extensive unauthorised bund construction and planting of ornamental 
‘suburban’ shrubs which affect views and reduce the ecological value of the 
area. Simply attempting to hide inappropriate development behind artificial 
bunds and/or planting is not an acceptable approach, as it detracts from the 
important landscape setting and historic features..

3.7 Various important aspects of this development, such as light and noise pollution, 
traffic conflict with existing rights of way, impact on Common Land, have not 
been satisfactorily addressed by the applicants or the Planning Authority. The 
proposals will result in the creeping sprawl of development and activity all 
over the site area into the quiet valley landscape, with various development 
(buildings, campsites, vehicle movement, parking, noise, lighting) being 
significantly detrimental to the tranquillity and visual quality of the landscape.
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4. Planning application

4.1 This is a hybrid planning which seeks:

• Full planning permission for main entrance; visitor centre with associated parking; and facility blocks.

• Retrospective consent for track side bund mounds, electricity transformer housings, bird hides, 

fisherman’s huts, track ways and landscape screening; and

• Outline consent for the uses indicated on the plan titled “Masterplan - Uses” (“Masterplan”) accompanying 

the Application. This includes the construction and siting of a total of eight holiday lodges in two separate 

locations marked Areas 6 and 15 of the Masterplan. Two holiday lodges are proposed in Area 6 and six 

lodges are proposed in Area 15.

4.2 The development and uses shown on the Masterplan includes in summary:

• area at the north of the site near entrance for 20 touring caravans, (Area 1);

• area at the north of the site for camping, (up to 30 tents) (Area 1);

• three further camping sites, (one area to be used for youth organisations); (Areas18, 20 and 21);

• fishing on lakes;

• bird watching/bird hides;

• two areas for lodges, (2 lodges on Area 6; 6 on Area 15)

• football pitch;

• perimeter walk;

• agriculture, activity and wildlife areas, (Areas 12, 16, 22, 23, 24); and

• fenced areas of grazing adjacent to the River Wensum, (Area 11); and

• Woodland incorporating a “woodcraft area” ,(Area 10).

Site description

4.3 The site has an area of 56.36ha, (139.26acres) and lies to the east of the village of Billingford, south of 

Elmham Road and north of the River Wensum. Historically, the land formed part of a former gravel workings 

and comprises a mixture of fallow agricultural land, woodland and ponds which were created when the site 

was operated as a quarry. Part of the site is a designated Scheduled Ancient Monument and lies adjacent to 

the River Wensum Special Area of Conservation and Site of Special Scientific Interest. The site is known to 

be of archaeological interest. The majority of the site lies within Flood Zones 2 and 3 with the remainder within 
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Flood Zone 1.

4.4 A Public Footpath runs through the site connecting with Public Footpath RB3 which runs along the eastern 

boundary of the site. There is also an area of common land to the south eastern edge of the site known as 

Billingford Common.

4.5 The River Wensum runs along the southern boundary of the upper part of the site and along the northern 

boundary of the lower part of the site. There is also a Scheduled Ancient Monument to the north of the site 

comprising of approximately 5.88 hectares under monument reference: 130984 “Roman Roadside Settlement”.

Policy Considerations

4.6 The following policies of the adopted Breckland Core Strategy and Development Control Policies and the 

adopted Site Specific Policies and Proposals Document, including the Proposals Maps, should be taken into 

consideration in the determination of this application. 

• CP.06 Green Infrastructure

• CP.08 Natural Resources

• CP.09 Pollution and Waste

• CP.10 Natural Environment

• CP.11 Protection and Enhancement of the Landscape

• CP.13 Accessibility

• DC.01 Protection of Amenity

• DC.08 Tourism Related Development

• DC.12 Trees and Landscape

• DC.13 Flood Risk

• DC.16 Design

• DC.17 Historic Environment

• NPPF National Planning Policy Framework

• NPPG National Planning Practice Guidance

• SS1 Spatial Strategy
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5. Planning History

5.1 A range of unauthorised development has occurred on this site, and a number of planning applications have 

been made, relating to new development and retrospective development, all of which have been refused or 

were withdrawn.

5.2 3AG/2010/0013/AG 

Erection of general purpose agricultural building

Withdrawn 27-07-10

5.3 3AG/2012/0026/AG 

Erection of general purpose building in connection with agricultural/fishing uses

Withdrawn INVALID 25-09-12

5.4 3AG/2012/0030/AG 

Portal frame structure with 2 no. access doors for storage of machinery

No Prior Approval 16-10-12

5.5 3PL/2007/0798/F 

Construction of 3 no. timber cabins for lakeside accommodation and extended lake

Refusal 03-09-08

5.6 3PL/2010/0307/F 

Proposed country park incorporating visitor centre & 35 no. pitch touring caravan site

Withdrawn INVALID 04-06-10

5.7 3PL/2010/0794/F 

Erection of a single storey general purpose agricultural building to provide secure storage

Refusal 16-09-10

5.8 3PL/2011/1366/F Withdrawn 

Proposed touring caravan site, visitor centre & site maintenance building

INVALID 04-01-12
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5.9 3PL/2012/0265/F 

Proposed touring caravan site, visitor centre, maintenance building & camping pods

Withdrawn 21-06-12

5.10 3PL/2012/1197/F 

Proposed visitor centre & camping pods

Refusal 27-03-13

5.11 3PL/2012/1315/F 

Agricultural general purpose building (Part Retrospective)

Refusal 27-03-13

5.12 3PL/2014/0056/F 

Recreation & agricultural facilities with visitor centre

Refusal 24-07-14

6. Reasons for refusal of previous planning permissions

6.1 It is noteworthy that one the key reasons for refusal of planning permission on previous schemes has been the 

impact upon the character of the sensitive valley landscape.

Refusal of 3PL/2014/056/F

6.2 “1. The visual impact of the agricultural building in terms of scale, character and appearance would result in 

material harm to the character of the river valley and therefore the retention of the building would not accord 

with policy CP11 of the Core Strategy. Furthermore, the need for a building of such a size, either for agriculture 

or tourism. has not been adequately justified, contrary to policy CP14 of the Core Strategy. The economic and 

employment benefits of the proposal carry some weight, however they do not outweigh the identified harm 

to the character and appearance of the area from the retention of a large and unjustified building in the open 

countryside.

6.3 2. The cumulative impact of the recreational buildings proposed would harm the character and appearance of 

the landscape contrary to policy CP11 of the Core Strategy. The scale of the facilities proposed has not been 
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adequately justified in terms of tourism need, contrary to policy CP14 of the Core Strategy.”

Refusal of 3PL/2012/1315/F

6.4 “Planning policy, as set out in the National Planning Policy Framework (2012) and the Councils Core Strategy 

DPD (2009), requires a balance to be struck between the promotion of economic development in rural areas 

and the protection of the countryside for its own sake. The application site falls within a river valley landscape, 

the protection of which is afforded high priority in Policy CP11 of the Councils Core Strategy DPD (2009). The 

building, as erected, is a noticeable feature in the rural landscape and causes harm to the appearance of the 

locality, contrary to Core Strategy Policy CP11. In the absence of an agricultural justification for the building, 

it is considered that any economic benefits related to the development are outweighed decisively by the harm 

caused to the appearance of the surrounding area.”

Refusal of 3PL/2010/0794/F

6.5 “Policy CP11 of the Adopted Core Strategy refers to protection of enhancement of the landscape and states 

that:-

• The landscape of the District will be protected for the sake of its own intrinsic beauty and its benefit to the 

rural character and in the interests of biodiversity, geodiversity and historic conservation.

• Development should have particular regard to maintaining the aesthetic and biodiversity qualities of 

natural and man-made features within the landscape, including a consideration of individual or groups of 

natural features such as trees, hedges and woodland or rivers, streams or other topographical features.

• High protection will be given to the Brecks landscape, reflecting it’s role as a regionally significant green 

infrastructure asset. Proposals within the Brecks Landscape Character Areas will not be permitted where 

these would result in harm to key visual features of the landscape type, other valued components of the 

landscape, or where proposals would result in a change in the landscape character.

• High protection will also be given to the River Valleys and Chalk Rivers in Breckland as identified in the 

Landscape Character Assessment, recognising their defining natural features, rich biodiversity and the 

undeveloped character of their shallow valleys. “



16Billingford Lakes - Landscape and Visual Assessment

7. Visualisation

7.1 To aid the assessment, a 3-dimensional model of the proposals for the visitor centre was prepared, and 

indicative visualisations of the site in context were superimposed over site photographs. In accordance with 

good practice, the images :

• are intended to be reproduced at a size and level of geometric accuracy to permit impact assessment, 

which must include inspection at the location where the photograph was taken;

• are based on a replicable, transparent and structured process, so that the accuracy of the representation 

can be verified, and trust established;

• use techniques, with appropriate explanation, that in the opinion of the landscape professional best 

represent the scheme under consideration and its proposed environment accurately as possible;

• are easily understood, and usable by members of the public and those with a non-technical background;

• are based on a good quality photographic image taken in representative weather conditions

Camera

7.2 The original photograph was taken using a Canon 6d Digital Single Lens Reflex camera, fitted with an 18-

50mm lens. The lens was set at a focal length of 50mm, which when stitched together into a panorama are 

considered to provide a view as close to the perception of human vision as possible. The original images were 

saved in both JPEG and RAW format.

Position

7.3 The location of the photograph was selected as providing the most useful indication of the proposals from 

within the selected significant vantage points, and the precise co-ordinates of the photograph was obtained 

using a hand-held Garmin eTrex GPS unit, which provided the co-ordinates at 4 metre accuracy.  

Image processing

7.4 The image was processed using Adobe Photoshop, with the minimum amount of manipulation, apart from 

adjustments of brightness and contrast to enhance the appearance of the photographs. The panoramic 

photograph was stitched using the photomerge command. The precise field of view of the finished panorama 

was determined by cross-referencing with digital mapping.
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Modelling

7.5 A model of the indicative proposals, based on the applicant’s plans in the planning application, was created 

using Autocad and the 3-dimensional modelling software Sketchup.

7.6 A view of the model was created, using a viewpoint at the precise co-ordinates of the panoramic photograph. 

The view was then superimposed onto the panorama and scaled by using existing features as reference 

points. Although not technically a fully verified view, It is considered that this technique provides an acceptably 

realistic representation of the form of the buildings in relation to their setting. 

View of indicative model of the visitor centre proposals, from the north-east
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Top: View of indicative model of the visitor centre proposals and caravan park, from the north-west 
Bottom: View of indicative model of the visitor centre proposals, from the south

Visitor Centre Car and coach 
parking

Scheduled Ancient 
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Caravan Parking

Scheduled Ancient 
Monument
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Visitor Centre

Car and coach 
parking
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View of indicative model of the visitor centre proposals, showing the boundary of the scheduled ancient monument

Visitor Centre

Car and coach 
parking

Caravan Parking

Scheduled Ancient Monument

Public Footpath
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View of indicative model of the visitor centre proposals, from the East

Existing view

Proposals
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View of indicative model of the visitor centre proposals, from the public footpath to the S-S-East

Existing view

Proposals
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8. Landscape Planning Context

8.1 An understanding of the landscape context of the site is vital, and specific reference is made to the Landscape 

Character Assessment for Breckland, prepared by Breckland Council, and the Brecks Landscape Character 

Assessment (BLCA) prepared for the Brecks Partnership. 

8.2 It is conspicuous and surprising that little regard appears to have been made in the planning application to 

fully assess the landscape character and visual impact of the proposed development. Nor does the District 

Council appear to have insisted that such an assessment be undertaken, despite the open and rural nature of 

the landscape here and the status of the Council’s own District Landscape Assessment.

8.3 The Breckland Core Strategy states that in determining proposals for new development, regard shall be had to 

the Council’s Landscape Character Assessment, ensuring that all proposals respect the key visual sensitivities 

of the landscape that are a fundamental part of its character. It would appear that previous planning applications 

were refused for this very reason.

8.4 The Landscape Character Assessment of Breckland District provides a technical document and evidence 

to underpin landscape policies in the preparation of the new Local Development Framework. It is intended 

to provide key information for use by both developers and development control officers in helping to make 

decisions on the appropriate location, scale and design of new development. It is also available to the wider 

public with a general interest in their local landscape and provides a framework for more detailed studies of 

local landscape character for example through parish plans or village design statements. The assessment also 

has wider applications, for example, in influencing land management decisions

8.5 The Billingford Lakes site is located within the character area A4: RIVER WENSUM AND BLACKWATER

Location and Boundaries

8.6 The Wensum and Blackwater is an easterly draining catchment in the north eastern part of Breckland District, 

flowing from North Norfolk in the north and continuing into Broadland District to the east. The valley character 

is distinct from the surrounding Wensum and Tud Settled tributary farmland.

Key Characteristics
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 Extract from Landscape Character Assessment for Breckland
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• An easterly draining catchment carved into Upper Chalk and overlying chalky boulder clay. Glacial sands 

and gravel form deposits within the river channel, as well as alluvial sediments which are overlain by the 

silty/sandy soils of the valley.

• Glacial sands and gravels have been exploited through mineral workings, with a large number of active 

and disused pits. Redundant workings have created a chain of lakes with large parts of the valley floor 

being open water.

• Topography ranges from 20-40m AOD, and forms a broad, shallow valley.

• The presence of hedgerow trees and small blocks of woodland creates an enclosed character with framed 

views of the flat valley floor, and along the rural road network.

• There are occasional views up the valley sides to the crests with landmark buildings such as Swanton 

Morley church and Bylaugh Hall being visually prominent.

• Parts of the valley floor comprise small grazed fields, divided by ditches and dykes creating a distinctive 

landscape pattern and habitat. Willows, alder and poplar punctuate the flat open landscape. Black poplars 

are a distinctive feature.

• Remnant pockets of heath survive within the valley on areas of sand and gravel drift.

• The higher ground of the valley sides is characterised by arable cultivation, with some areas of pasture. 

Fields are bounded by mature hedgerows and hedgerow trees.

• The valley is ecologically rich, representing a variety of habitats. The entire river channel is designated 

as a SSSI and a SPA, with adjacent areas of wet unimproved meadow, fen scrub and alder carr (also a 

SAC). The valley also contains Bentley and Hoe Meadows SSSI, Dillington Carr SSSI and Mill Common 

SSSI.

• Within the valley floor there is one Scheduled Monument, a moated site south east of Spong Bridge. The 

mill at North Elmham indicates the history of human interventions on the Wensum and is indicative of a 

former network of mills along the river.

• Brick hump back bridges form characteristic bridging points, whilst weirs and brick and weatherboard mills 

are distinctive features. Verges and hedgerows lining the narrow rural roads are an important landscape 

and wildlife feature.

• Settlement is characteristically scattered farmsteads, hamlets and mills, plus occasional edges of villages 

(such as North Elmham and Beetley) which have spread into the valley from the adjacent Wensum and 

Tud Settled tributary farmland.

• Recreational opportunities are provided by rights of way although there is limited pedestrian access to the 

river. The commons (open access land) however provide a notable recreational opportunity.

Landscape Character Assessment
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 Extract from Landscape Character Assessment for Breckland
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8.7 The ecological importance of the character area is represented by the number of ecological designations, 

and the designation of the entire River Wensum as an SSSI and SPA (SAC). In addition, Bentley and Hoe 

Meadows, Mill Common and Dillington Carr are all designated as SSSI’s. There are four areas of Registered 

Common Land, the largest being Beetley Common. Important habitats include osier and alder plantations and 

carrs, pollarded willows which occur along the river bank and calcareous grassland on the valley floor. Alder 

carrs have been evident in Norfolk since the 13th Century. A small number of ancient woodlands occur within 

the character area, e.g. at Sennowe Park and near Worthing Mill. Woodland species also include ash, oak, 

hazel and birch.

Settlement and Built Character

8.8 The River Wensum valley itself has a low settlement density, although the adjacent Wensum and Tud Settled 

tributary farmland character area has a higher settlement density which in places overlooks the river valley, 

and is visible from within it, with housing sometimes encroaching over the valley sides e.g. South Beetley. 

A4.16 Settlement within the valley comprises isolated farm buildings or small hamlets along rural roads and 

lanes. These are often associated with weirs and mills such as at Worthing Mill and Elsing Mill.

Perceptual/Visual

8.9 A strong character is created by the meandering river course, associated wetland habitats, small scale grazed 

pastures and network of ditches and the traditional built structures such as the brick bridges and weatherboard 

mills. All of these features combine to create an intimate but varied landscape.

8.10 Although the river and immediately surrounding grazed pasture creates a tranquil quality, the visual intactness 

of the character area is reduced by occasional visual instances of unsympathetic after use design of the sand 

and gravel pits, and by encroachment of settlement in localised areas.

Positive Landscape Features of Significance and Inherent Landscape Sensitivities

8.11 The following are judged to be the key inherent landscape sensitivities which are fundamental to the character 

of the landscape.

• Natural meandering course of the River Wensum (SSSI/SAC)and associated floodplain habitats and 

landscapes which are especially sensitive to river engineering and changes in water quality and water 
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flows;

• The riparian vegetation on the valley floor including willow/osier beds, carrs, grazed pastures and hay 

meadows (SSSI) which represent the traditional, historic land use, contribute to the small scale character 

of the valley and provide a valuable biodiversity resource;

• The tranquil rural character of the Wensum Valley and the sensitivities to incremental small scale change;

• The balance of open water within the valley and the need to ensure sensitive restoration and afteruse of 

sand and gravel workings;

• Areas of common land and associated heathy vegetation which are important as a historic feature, for 

recreation and biodiversity and require active management to sustain their character;

• Network of narrow rural lanes bounded by mature hedgerow and hedgerow trees which contribute to 

the enclosed, small scale character of the valley, which are especially sensitive to upgrading/urbanising 

influences;

Visual Sensitivities

8.12 A4.21 The open views across the flat valley floor are sensitive to further built development or the creation 

of large areas of uncharacteristic woodland planting, which would jar with the existing small blocks of wet 

woodland and alder and willow carr. The framed views to an open/undeveloped valley crest are sensitive to 

encroachment by any form of development, particularly extension of residential development and tall structures 

which would be very dominant within the small scale context of the valley.

Landscape Strategy

8.13 The overall management objective should be to conserve the tranquil, pastoral, undeveloped character 

of the River Wensum and Blackwater and to manage and where appropriate increase natural floodplain 

habitats such as grassland, reedbeds, watermeadows, and grazing marsh, as well as areas of heathland 

associated with the commons. The wooded lanes of the valley sides should be conserved, ensuring 

that the hedgerows and hedgerow trees which create a sense of enclosure and historic character are 

maintained.



28Billingford Lakes - Landscape and Visual Assessment

Designated Heritage, landscape and ecological designations in the area of the application site. n.b. only the designated archaeological site is 
shown. Areas of archaeological significance are known to extend beyond the designated site.

Listed buildings

Scheduled ancient monument

Site of Special Scientific Interest (SSSI) 
and Special Area of Conservation (SAC)

9. Archaeology - Dr. P. Wade Martins

The Archaeology of Billingford Lakes

The current situation

9.1 The current planning application to develop Billingford Lakes includes part of the Roman town which is located 

on the main east-to-west Roman road which crossed Norfolk from Brampton in east Norfolk to the Fens. The 

core of the town has survived undisturbed, until now, more by luck than by anything else. From its discovery 

in the late 1960s the Department of the Environment and then English Heritage were asked repeatedly to give 
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the site legal protection but refused on the grounds that while the site was clearly important it was not then at 

risk. Historic England still follows a similar policy, and only a part of the town was given legal protection in 2010 

as a Scheduled Ancient Monument (under the 1979 Ancient Monuments and Archaeological Areas Act) when 

it appeared to be under threat from the current development. Much of the site lies to the north of the main road, 

and that still has no legal protection. But this happens all the time, leaving land owners with little idea of which 

archaeological sites really matter. Historic England and its predecessors have failed time and again over the 

last 40 years to protect many key monuments in the county, a matter covered in more detail in my recent book 

A Life in Norfolk’s Archaeology (2017).

9.2 A response to Historic England comments This failure of Historic England, and its predecessor English 

Heritage, to provide legal protection to many of the most significant archaeological sites in the county remains 

a serious issue, and it may well explain their reluctance to oppose the current proposals for the caravan park. 

It is regrettable that the responsibility for ensuring the protection of the site should now rest on the planning 

system. The weak response from Historic England is not an indication that the site is not important; it just 

reflects their under-funding and inadequate protection policies. 

9.3 The Historic England response is not adequate because it does not recognise that the caravans, the associated 

bunding and the tree screening are likely to do real damage to the setting of the monument in this exposed 

location. Their requirement that all services to the caravans should be buried in the bunding to ensure that 

there is no ground disturbance may sound a clever suggestion for the short term. But in 20 years time who 

will remember that this arrangement was to be a permanent condition? Sooner or later a range of pipes and 

services will be laid underground causing the gradual erosion of the archaeological evidence. This condition is 

by no means an adequate permanent protection.

9.4 Norfolk Historic Environment Service The response from the Historic Environment Service is lamentable 

because it fails even to mention the caravan park or the bunding or the tree screening. It is almost as though 

they are responding to a different application. To ask just for no ground disturbance completely fails to 

address the issue of short-term landscape damage and longer term real damage to the archaeology within the 

scheduled area. 

My recommendations

9.5 1. As County Field Archaeologist for Norfolk from 1973 until 1999 and then as Director of the Norfolk 

Archaeological Trust until 2014 I have considerable experience of archaeology conservation in the county, 

and my sincere belief is that this caravan park should not be permitted at all and that the ancient monument 
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should remain an open field and rest undisturbed.

9.6 2. And I further recommend that Historic England should without delay complete their work at Billingford by 

scheduling the rest of the town to the north of the main road to give the whole town site the same level of 

protection. It makes no sense at all to schedule just half a Roman town

The Recent history of Billingford Roman town and its importance

9.7 The Roman roads The Roman road pattern in central Norfolk is the key to any understanding of the Roman 

Billingford. The present straight main road from Bawdeswell to Billingford and the village street in Billingford 

follows the Roman road exactly until the main road curves to the north at the west of the village. But the Roman 

line continues into the scheduled field to the west which is the subject of this current planning application for 

the caravan park. 

9.8 I first published the existence of the Roman town, based on the distribution of the surface pottery finds in the 

fields west of the village, as a part of a paper I wrote for Norfolk Archaeology in 1974. This discovery was made 

while I was writing a PhD thesis on the origins of rural settlement in this part of Norfolk in about 1967. At that 

stage it was thought that the road just ran on westwards towards Denver and across the Fens along the Fen 

Causeway to the East Midlands.

9.9 But then an amateur archaeologist, Brian Cushion who was working an aerial photographs for the Ordnance 

Survey, discovered an alignment of a second western branch indicated by modern roads, hedgerows and 

soil marks, heading north west to the Roman settlement at Toftrees, near Fakenham, where it joined another 

Roman road heading north towards Holkham (published in East Anglian Archaeology No 5 in 1977). This 

then gave added prominence to Billingford as a key hub for the Roman road network of the region. We then 

realised that there were at least two Roman river crossings at Billingford. These road routes and the towns 

they connected can be seen in Fig 12 of the 1993 edition of the Historical Atlas of Norfolk (1993) and again in 

Fig 13 of the 2005 edition. Understanding the significance of the Roman town was an evolving process. 

  

9.10 Recent site history Part of the Roman town was damaged by gravel quarrying during the last war, when a lot 

of Roman pottery was seen by workmen, but not recorded, during the fog of war. So, it is not surprising that 

the significance of this discovery went unrecognised. Then, I discovered and recorded the spread and extent 

of Roman surface finds in the 1960s, both north and south of these wartime quarries. These finds were spread 

over both sides of the present main road and extended from the village as far west as where the ground drops 

away towards the modern bridge to North Elmham. And at about the same time while Anglian Water were 
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laying a new water pipe in the field along the north side of the main road considerable quantities of Roman 

pottery were recovered. Then, in advance of a planning permission for further gravel working to extend the 

wartime quarries to the south towards the river there were developer-funded archaeological excavations in 

1991-2 (published in East Anglian Archaeology No. 135 in 2011. These revealed strong evidence for Roman 

occupation extending down towards the river and demonstrated that settlement continued into the Anglo-

Saxon period. 

9.11 Close to the town an early Roman (1st century) fort was discovered by aerial photography in 1989 on the 

high ground to the south of the river in Swanton Morley, and this picture was later published in Norfolk from 

the Air Vol. 2 (1999). Many carefully recorded metal detector finds from the fort include coins of the emperor 

Claudius used to pay the army, and there is also a wide range of military metalwork and civilian Icenian objects 

suggesting that the army was recycling native equipment collected from a battlefield. Closer to the town two 

very fine Roman ceremonial parade helmets were dredged from the River Wensum in 1947 and 1950 along 

with timber piles believed to be from another Roman bridge heading towards the Swanton Morley fort. These 

two helmets take pride of place on display in the Roman gallery in Norwich Castle Museum. Also on the hill to 

the north of the town there are surface finds, indicating probably a Roman villa, discovered by me in the late 

1960s. 

9.12 So gradually the picture has been built up since the war of Roman Billingford as an exceptional centre for 

Norfolk in the Roman period, and indeed later. We have a lot more to learn, and it should now be seen as a 

very significant site for the history of Norfolk.

Peter Wade-Martins, B.A., Ph.D., M.I.F.A., F.S.A.

3rd December 2017.
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Extract from An Historical Atlas of Norfolk: Ashwin, Trevor and Davison, Alan (eds). 2005. Phillimore.
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Public rights of way and Common Land

10. Public Rights of Way

10.1 The site is crossed by a public footpath which runs roughly north-west to south-east from Elmham Road 

toward Burgh Common, through the central part of the site. 

10.2 This largely follows the route of farm tracks within the site, which is presumably the course which will be used 

by visitors’ vehicles using the site. There is likely, therefore to be some disruption to walkers due to increased 

vehicular activity. Much of the site is also designated Common Land, although part of the designated area is 

now under water from the earlier mineral extraction.
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11. Local Landscape Character

11.1 The application site is located within an area fairly typical of the landscape character described in the 

Landscape Character Assessment for Breckland, prepared by Breckland Council. The District Assessment 

notes that the course of the River Wensum as it flows through Breckland District has experienced relatively 

little human intervention in contrast to stretches of the river outside of the district which have been dredged and 

straightened. The entire character area falls into the core areas category of the Ecological Network Mapping 

Project for Norfolk due to its variety of riparian habitats and biodiversity value.

11.2 It is thus a quiet pastoral area of high landscape value, and valued for its tranquillity. Analysis of historic 

mapping (see following pages) shows how the vegetation and field patters have evolved in this area and how 

much of the landscape structure has been retained, despite the late-20th Century gravel extraction.

11.3 The early Tithe map (1840s) simply shows a series of medium-sized fields stretching from the village of 

Billingford down to the river. Due to the low-lying nature of much of this land it seem likley that these would be 

grazing meadow.

11.4 The1890 Ordnance Survey map shows much the same field patterns as in the earlier map, but with greater 

detail and showing individual trees along the field boundaries. Some of the fields have been amalgamated into 

larger ones. Common Land is shown on these maps, with an extensive area to the south identified as being 

Billingford Common, and a smaller area south of the River Wensum identified as Burgh Common.

11.5 The 1946 aerial photograph shows the first evidence of mineral extraction in the upper part of the site and also 

on part of Billingford Common to the south. The field pattern remained much the same as on earlier maps. 

Many of the individual trees shown on the 1890 Ordnance Survey map can be identified in the photograph.

11.6 By the time of the 1988 aerial photograph, the earlier excavations appear to have become vegetated and 

naturalised. The remainder of the fields appear to be under arable cultivation, and a new area of mineral 

extraction is visible at the southern extremity of the site. 

11.7 At the current time, excavations in the 1990s have now become extensive water bodies with natural regeneration 

of trees and shrubs around. Many of the former field boundaries are still present and forming important 

landscape structure and maturity to the environs. Many veteran Oak trees, for instance, are indicators of the 

boundaries shown on the maps of the 1840s. 
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Extract from the 1840s Tithe Map
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Extract from the 1890 Ordnance Survey Map
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Extract from the 1946 aerial photograph
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1988 Aerial Photograph
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2-009 Satellite photograph
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Top left: Established woodland. Top right: part of Billingford Common. Middle left: former gravel working. Middle Right: River Wensum. Bottom left: 
unauthorised development. Bottom right: Ornamental planting out character with the area.
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Google Streetview image showing the former open views over the valley from Elmham Road, prior to earth bunding being installed

Current view from Elmham Road, showing the new bunding obscuring views beyond
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12. Topography

Local topography, derived from Lidar data
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Local topography, derived from LIDAR data, with the masterplan proposals superimposed
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13. Visual Assessment

13.1 In order to undertake the assessment, the application site and its environs were walked and driven over one 

day in November 2017 to determine potential views, and identify key locations (receptors) where the visual 

impact may be considered particularly significant. 

13.2 Photographs have been used to demonstrate the key views and vistas, and to indicate potential visibility to and 

from the proposed development site. The location of the viewpoints was logged using a handheld GPS unit, 

to provide co-ordinated with 4 metre accuracy and this data was used to prepare the panoramic visualisations 

which were used in the preparation of the proposals. The following section summarises the key visual impacts.

Site plan showing the location of the viewpoints for the visual analysis
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1, 2, 3 -  See methodology Appendix 1, pages 66 onward

 
Viewpoint 1 

 
Sensitivity 1

 
Description 

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View from public 
footpath alongside 
the eastern 
boundary of the 
site, close to 
Elmham Road

 
High. This is 
from a public 
footpath in an 
area of good 
landscape 
quality

 
Existing 
Extensive unauthorized construction work has 
been detrimental to the landscape setting. 
Attempts have been made to screen this with 
bunding, although the bunding itself is a intrusion 
in the open landscape.

High Moderate Unknown

 
Construction 
Construction activity, plant movement and 
material storage will be a noticeable element 
within the view across the valley of the Wensum

 
High

 
Major

 
Short-term

 
Operation 
The new building and caravans will be a 
noticeable new built element in the open 
rural landscape, together with parking and 
hardstandings.

 
High

 
Major

 
Long-term

Viewpoint 1

Grid ref:  52° 44’ 27.2” N, 0° 58’ 35.0” E, 26m
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Viewpoint 2 

 
Sensitivity 1

 
Description of effects

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View from public 
footpath alongside 
the eastern 
boundary of the 
site, close to 
Elmham Road

 
High. This is 
from a public 
footpath in an 
area of good 
landscape 
quality

 
Existing 
Extensive unauthorized construction work has 
been detrimental to the landscape setting. 
Attempts have been made to screen this with 
bunding, although the bunding itself is a intrusion 
in the open landscape. 

High Moderate Unknown

 
Construction 
Construction activity, plant movement and 
material storage will be a noticeable element 
within the view across the valley of the Wensum

 
High

 
Major

 
Short-term

 
Operation 
The new building and caravans will be a 
noticeable new built element in the open rural 
landscape, together with extensive parking and 
hardstandings. There will be new vehicle activity 
on the farm track alongside the path. 

 
High

 
Major

 
Long-term

Viewpoint 2

Grid ref:  52° 44’ 24.0” N, 0° 58’ 35.4” E, 29m

1, 2, 3 -  See methodology Appendix 1, pages 66 onward
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Viewpoint 3

Grid ref:  52° 44’ 22.5” N, 0° 58’ 36.3” E, 24.8m

 
Viewpoint 3 

 
Sensitivity 1

 
Description 

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View from public 
footpath alongside 
the eastern 
boundary of the 
site, close to 
Elmham Road

 
High. This is 
from a public 
footpath in an 
area of good 
landscape 
quality

 
Existing 
The suburban-style chalet has been erected  
within an area of former woodland adding a 
suburban clutter to the otherwise semi-natural 
landscape features

High Moderate Unknown

 
Construction 
Construction activity, plant movement and 
material storage will be a noticeable element 
within the view adjacent to the public footpath

 
High

 
Major

 
Short-term

 
Operation 
New buildings and associated parking, boundary 
treatment, lighting and access will be a noticeable 
new built element in the rural landscape, there is 
likely to be conflict between users of the public 
footpath and vehicles accessing the new chalets. 

 
High

 
Major

 
Long-term

1, 2, 3 -  See methodology Appendix 1, pages 66 onward
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Viewpoint 4

Grid ref:  52° 44’ 14.6” N, 0° 58’ 38.8” E, 27.3m

 
Viewpoint 4 

 
Sensitivity 1

 
Description of effects

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View from public 
footpath running 
through the site, 
overlooking one of 
the former gravel 
pits. The bare hill in 
the background is 
proposed to have 
camping, including 
6 lodges

 
High. This is 
from a public 
footpath in an 
area of good 
landscape 
quality

 
Existing 
The area has development into a pastoral lake 
scene, with limited activity

N/A N/A N/A

 
Construction 
Construction activity, plant movement and 
material storage for the new chalets and access 
road will be visible in the distance

 
Moderate

 
Moderate

 
Short-term

 
Operation 
New buildings and associated parking, boundary 
treatment, lighting and access will be a noticeable 
new built element in the rural landscape, there 
is likely to be conflict between users of the 
public footpath and increased vehicular activity 
throughout 

 
Moderate

 
Moderate

 
Long-term

1, 2, 3 -  See methodology Appendix 1, pages 66 onward
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Viewpoint 5

Grid ref: 52° 44’ 12.9” N, 0° 58’ 42.3” E, 27.2m

 
Viewpoint 5 

 
Sensitivity 1

 
Description 

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View south-
eastwards from 
public footpath 
through Billingford 
Common. The 
open area on the 
right is designated 
‘Activity Area’ in the 
masterplan

 
High. This is 
from a public 
footpath on 
Common 
Land in an 
area of good 
landscape 
quality

 
Existing 
Some unauthorized buildings have been erected 
(e.g. toilet block) but otherwise the area has a 
quiet pastoral feel with a mix of open grass and 
woodland

Minor Moderate Unknown

 
Construction 
Construction activity, plant movement and 
material storage may be a noticeable element 
within the view, particularly if the road needs to 
be made up

 
Moderate

 
Moderate

 
Short-term

 
Operation 
Any new lighting and access will be a noticeable 
new built element in the rural landscape. There 
is also likely to be conflict between users of the 
public footpath and increased vehicular and other 
human activity. Any new activity on the grass 
common area may be an inappropriate use of 
such land.

 
Moderate

 
Moderate

 
Long-term

1, 2, 3 -  See methodology Appendix 1, pages 66 onward
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Viewpoint 6

Grid ref:  52° 44’ 11.6” N, 0° 58’ 45.2” E, 23.8m

 
Viewpoint 6 

 
Sensitivity 1

 
Description of effects

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View westwards 
from public footpath 
through Billingford 
Common. The 
open area on the 
right is designated 
‘Activity Area’ in the 
masterplan

 
High. This is 
from a public 
footpath on 
Common 
Land in an 
area of good 
landscape 
quality

 
Existing 
Some unauthorized buildings have been erected 
(e.g. toilet block) but otherwise the area has a 
quiet pastoral feel with a mix of open grass and 
woodland

N/A N/A N/A

 
Construction 
Construction activity, plant movement and 
material storage may be a noticeable element 
within the view, particularly if the road needs to 
be made up

 
Moderate

 
Moderate

 
Short-term

 
Operation 
Any new lighting and access will be a noticeable 
new built element in the rural landscape. There 
is also likely to be conflict between users of the 
public footpath and increased vehicular and other 
human activity. Any new activity on the grass 
common area may be an inappropriate use of 
such land.

 
Moderate

 
Moderate

 
Long-term

1, 2, 3 -  See methodology Appendix 1, pages 66 onward
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Viewpoint 7

Grid ref:  52° 44’ 11.6” N, 0° 58’ 46.7” E, 24.0m

 
Viewpoint 7  

 
Sensitivity 1

 
Description 

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View from public 
footpath running 
through the site, 
overlooking one of 
the former gravel 
pits. The bare hill in 
the background is 
proposed to have 
camping, including 
6 lodges

 
High. This is 
from a public 
footpath in an 
area of good 
landscape 
quality

 
Existing 
The area has developed into a pastoral lake 
scene, with limited activity

N/A N/A N/A

 
Construction 
Construction activity, plant movement and 
material storage for the new chalets and access 
road will be visible in the distance

 
Moderate

 
Major

 
Short-term

 
Operation 
New buildings and associated parking, 
boundary treatment, lighting and access may 
be a noticeable new built element in the rural 
landscape, there is likely to be conflict between 
users of the public footpath and increased 
vehicular activity throughout 

 
Moderate

 
Moderate

 
Long-term

1, 2, 3 -  See methodology Appendix 1, pages 66 onward
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Viewpoint 8

Grid ref:  52° 44’ 12.6” N, 0° 58’ 46.8” E, 27.1m

 
Viewpoint 8 

 
Sensitivity 1

 
Description of effects

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View from public 
footpath running 
through the site, 
overlooking one of 
the former gravel 
pits. The bare hill in 
the background is 
proposed to have 
camping, including 
6 lodges

 
High. This is 
from a public 
footpath in an 
area of good 
landscape 
quality

 
Existing 
The area has matured into a pastoral lake scene, 
with limited activity

N/A N/A N/A

 
Construction 
Construction activity, plant movement and 
material storage for the new chalets and access 
road will be visible in the distance

 
Moderate

 
Moderate

 
Short-term

 
Operation 
New buildings and associated parking, 
boundary treatment, lighting and access may 
be a noticeable new built element in the rural 
landscape, there is likely to be conflict between 
users of the public footpath and increased 
vehicular activity throughout 

 
Moderate

 
Moderate

 
Long-term

1, 2, 3 -  See methodology Appendix 1, pages 66 onward
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Viewpoint 9

Grid ref:  52° 44’  9.5” N, 0° 58’ 47.8” E, 28.6m

 
Viewpoint 9 

 
Sensitivity 1

 
Description of effects

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View from public 
footpath running 
through the site, 
overlooking one of 
the former gravel 
pits. The bare hill in 
the background is 
proposed to have 
camping, including 
6 lodges

 
High. This is 
from a public 
footpath in an 
area of good 
landscape 
quality

 
Existing 
The area has developed into a pastoral lake 
scene, with limited activity

N/A N/A N/A

 
Construction 
Construction activity, plant movement and 
material storage for the new chalets and access 
road will be visible in the distance

 
Moderate

 
Moderate

 
Short-term

 
Operation 
New buildings and associated parking, 
boundary treatment, lighting and access may 
be a noticeable new built element in the rural 
landscape, there is likely to be conflict between 
users of the public footpath and general 
increased vehicular and other activity throughout 

 
Moderate

 
Moderate

 
Long-term

1, 2, 3 -  See methodology Appendix 1, pages 66 onward



54Billingford Lakes - Landscape and Visual Assessment

Viewpoint 10

Grid ref:  52° 43’ 57.8N”, 0° 59’ 0.5E”, 26.6m

 
Viewpoint 10 

 
Sensitivity 1

 
Description of effects

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View northwards at 
the southern end 
of the site, close 
to Burgh Common 
and Worthing Road

 
Medium. 
This is close 
to public 
rights of way 
footpath in an 
area of good 
landscape 
quality

 
Existing 
The area has developed into a pastoral valley 
scene, with limited activity or structures

N/A N/A N/A

 
Construction 
Construction activity, plant movement and 
material storage for the new service block will 
introduce new activity into the area

 
Major

 
Moderate

 
Short-term

 
Operation 
New camping activity, associated parking, new 
service building and toilet block, lighting and 
access will be a noticeable new element in the 
landscape 

 
Major

 
Moderate

 
Long-term

1, 2, 3 -  See methodology Appendix 1, pages 66 onward
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Viewpoint 11

Grid ref:  52° 43’ 57.8” N, 0° 59’ 0.5” E, 26.6m

 
Viewpoint 11 

 
Sensitivity 1

 
Description of effects

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View south-
eastwards at the 
southern end of the 
site, close to Burgh 
Common and 
Worthing Road

 
Medium. 
This is close 
to public 
rights of way 
footpath in an 
area of good 
landscape 
quality

 
Existing 
The area has developed into a pastoral valley 
scene, with limited activity or structures

N/A N/A N/A

 
Construction 
Construction activity, plant movement and 
material storage for the new service block will 
introduce new activity into the area

 
Major

 
Moderate

 
Short-term

 
Operation 
New camping activity, associated parking, new 
service building and toilet block, lighting and 
access may be a noticeable new element in the 
landscape 

 
Major

 
Moderate

 
Long-term

1, 2, 3 -  See methodology Appendix 1, pages 66 onward
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Viewpoint 12

Grid ref:  52° 44’ 2.6” N, 0° 58’ 57.9” E, 23.2m

 
Viewpoint 12

 
Sensitivity 1

 
Description of effects

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View from path 
crossing the River 
Wensum at the 
southern section of 
the site

 
High. This 
is a view of 
the SSSI 
designated 
river within an 
area of good 
landscape 
value.

 
Existing 
The area has a quiet pastoral quality, with limited 
activity

N/A N/A N/A

 
Construction 
Construction activity, plant movement and 
material storage for the new service block nearby

 
Moderate

 
Moderate

 
Short-term

 
Operation 
New camping activity nearby, associated parking, 
new service building and toilet block, lighting and 
access may be a noticeable new element in the 
landscape 

 
Moderate

 
Moderate

 
Long-term

1, 2, 3 -  See methodology Appendix 1, pages 66 onward
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Viewpoint 13

Grid ref:  52° 43’ 57.8” N, 0° 59’ 0.5” E, 26.6m

 
Viewpoint 13

 
Sensitivity 1

 
Description of effects

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View from the  
top of the public 
footpath which runs 
through the site, 
close to Elmham 
Road.

 
High. This 
close to 
a public 
footpath and 
overlooking an 
area of good 
landscape 
quality and 
a scheduled 
ancient 
monument

 
Existing 
Some unauthorised development has occurred 
on the southern part of the foreground field, and 
now used for vehicle storage. New bunding on 
the field boundary has affected the former open 
views over the valley.

N/A N/A N/A

 
Construction 
Construction activity, plant movement and 
material storage for the visitor centre, access 
road and caravan site will be noticeable on the 
site

 
Moderate

 
Moderate

 
Short-term

 
Operation 
New buildings and associated parking, boundary 
treatment, caravans, lighting and access may 
be a noticeable new built element in the rural 
landscape, partially screened by landform. there 
is likely to be a perception general increased 
vehicular and other activity throughout

 
Moderate

 
Moderate

 
Long-term

1, 2, 3 -  See methodology Appendix 1, pages 66 onward
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Viewpoint 14

Grid ref:  52° 44’ 31.0” N, 0° 58’ 15.8” E, 31.2m

 
Viewpoint 14 

 
Sensitivity 1

 
Description of effects

 
Magnitude of visual 
effect 2

 
Significance 3

 
Duration of 
effects 

 
View from the  
top of the public 
footpath which runs 
through the site, 
close to Elmham 
Road.

 
Medium. This 
from a public 
road, close to 
a scheduled 
ancient 
monument 
overlooking an 
area of good 
landscape 
quality

 
Existing 
Some unauthorised development has occurred 
on the southern part of the foreground field, and 
now used for vehicle storage. New bunding on 
the field boundary has affected the former open 
views over the valley.

N/A N/A N/A

 
Construction 
Construction activity, plant movement and 
material storage for the visitor centre, access 
road and caravan site will be noticeable on the 
site

 
Moderate

 
Moderate

 
Short-term

 
Operation 
New buildings and associated parking, boundary 
treatment, caravans, lighting and access may 
be a noticeable new built element in the rural 
landscape, partially screened by landform. there 
is likely to be a perception general increased 
vehicular and other activity throughout

 
Moderate

 
Moderate

 
Long-term

1, 2, 3 -  See methodology Appendix 1, pages 66 onward
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14. Summary of Landscape and Visual Assessment

14.1 An assessment was undertaken at Billingford Lakes, to determine the potential Landscape, Visual and Cultural 

Impacts of proposed recreational activity and development on the site.

Overall sensitivity

14.2 The sensitivity of various aspects relating to the proposed development is considered as follows:

Scale and complexity of landform:

14.3 Development will generally be less easily perceived where localised intervening obstruction such as woodland, 

hedgerows and subtle changes in landform create effective screening. The Billingford site is located within 

an undulating valley landscape with strong landscape structure and sequences of views, which indicates a 

moderate sensitivity.

Scale and complexity of land use & field pattern

14.4 New development in the rural landscape can create a form which is likely to contrast with more natural textures. 

The presence of a diversity of land uses in the landscape will act to reduce sensitivity in this respect, particularly 

if those uses include arable land, horticulture or brown-field sites, whereas there is more likelihood that new 

development will stand out as a significant change in a semi-natural landscape or one in which permanent 

pasture features heavily. In this instance, the development is located within a mixed agricultural and minerals 

use, creating activity at a low visual level, compatible with existing land uses. The existing use and landform 

on the site therefore suggests a higher sensitivity.

Visual exposure

14.5 The relative visibility of a landscape or distinctive elements within it, both from within the character area and in 

relation to other character areas, will influence its sensitivity.  A landscape with a strong sense of enclosure is 

likely to be less sensitive to development than a more open and exposed landscape in which the development 

can be more readily perceived. In this instance, the site is within a mixed landscape, where the visual character 

is partially enclosed with views across the character area framed by small blocks of woodland and localised 

blocks of mixed plantation woodland, with other more open areas and views over the open water or from 

higher land across the valley. The range of development will be visible on or from higher areas of more open 

land, indication a higher sensitivity.



60Billingford Lakes - Landscape and Visual Assessment

Development and activity

14.6 This is a tranquil landscape, with little development or activity now established as an area of semi-natural lakes 

and common land. This suggests a high sensitivity.

14.7 Overall, therefore, it is considered that the sensitivity of the landscape to this particular type of development 

is high

Visual effects

14.8 There are likely to be two types of visual effect

• Views into the operational area; and

• Changes in landscape character of the vicinity during operations.

14.9 In order to fully assess the permanent visual effects of the proposed development, and to determine its effects 

on the surrounding landscape, the visual Impact survey was undertaken to identify the current views into the 

site and to assess the significance of these views.

14.10 The views assessed were those from which public access is possible and are as follows:

Settlements

14.11 The visual impact on the nearby settlements is considered to be low. The nearby village of Billingford is well-

enclosed with strongly-established gardens, boundary trees and vegetation, and limited views outwards.

Definitive Public Rights of Way

14.12 Public rights of way traverse the site north-south through the centre of the site, and along the eastern boundary 

back to Billingford village. The proposed development is likely to impact on these rights of way, as visitors 

traverse the routes. The nature of the impact will be:

• in the perception of increased development in the countryside

• new buildings in an otherwise undeveloped landscape

• increased activity on open areas - vehicle movement, caravans, tents, general activity

• likely interaction between visitors to the facilities and other general visitors wishing to use the footpaths for 

informal walking.
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14.13 Part of the site is also Common Land, know as Billingford Common.  It formerly stretched across much of the 

site north of the River Wensum, but has become much reduced over time and a considerable part has been 

lost to the gravel extraction. Again, the impact upon this land will be a general perceived increased in human 

activity within an otherwise tranquil area.

Heritage and Culture

14.14 The northern part of the site is designated Scheduled Ancient Monument which has been identified as part 

of a Roman Town, and the separate archaeological report indicates that it should now be seen as a very 

significant site for the history of Norfolk. Some construction and other activity has already occurred on the site, 

such as bund creation, hardstanding construction, plant storage and unauthorised building works, which has 

and is impacting detrimentally upon the setting and significance of the monument. The proposals include the 

development of caravan parking which, along with associated construction work (power and water services, 

lighting, service buildings, etc.), are likely to detract from the landscape setting of the area.

14.15 Bunding and planting has been suggested to ameliorate the impacts of the development. However, the views 

across this landscape are important, and simply attempting to hide otherwise unacceptable development 

behind artificial features is not considered to be a satisfactory approach.

Planning policy

14.16 CP10 states that “Open spaces and areas of biodiversity interest will be protected from harm.” The Breckland 

LDF makes clear that “Historic Parks and Gardens and Scheduled Ancient Monuments and ...Sites of Special 

Scientific Interest (SSSI) ...will be comprehensively protected from the effects of new development.” The 

Wensum Valley’s SSSI citation emphasizes that it is “probably the best whole river of its type in nature 

conservation terms.” The proposed scheme appears to directly threaten this status and the wider degradation 

of the site, 

14.17 CP11 states unequivocally that “High protection will [also] be given to the River Valleys and Chalk Rivers in 

Breckland”. The Wensum Valley is subject to UK and international designation (a designated Special Area of 

Conservation) on account of its biodiversity and value to wildlife. The CPRE have noted that unauthorized 

work that has already taken place on the site directly adjacent to the river and SSSI has already damaged 

important wildlife habitat and risks compromising the special quality of the river, its setting and the SSSI and 

SAC, thereby directly contravening CP1O and CP11. 
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14.18 DC8 states that “proposals for tourist facilities will be permitted where the need for the proposal can be 

justified”. No credible justification has been made in this instance and, given the sensitivity of the site and the 

protective designations over the Wensum Valley, particularly close care and attention must be taken when 

scrutinizing any such case the applicant might make in this respect. Equally, the requirement that any such 

development must be “well related to Local Service Centre Villages” has not been met in this case. Para 28 of 

the NPPF makes it clear that tourism developments can only be authorized in appropriate locations and when 

the character of the countryside is respected. Neither requirement applies in this instance, for the reasons 

outlined above.

14.19 CPRE Norfolk has noted that it “remains deeply disturbed about the proliferation of unauthorised and 

potentially damaging work that continues at the site, eg construction of internal roadways that presume that 

particular points of vehicular access from the public highway will be granted, the construction of buildings 

without consent, vast amounts of vegetation clearance and soil movement that have visually and physically 

transformed parts of the site.”
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15. Conclusions

15.1 IThe assessment has concluded that, fundamentally, the proposals will result in considerable material harm to 

the valley landscape of the River Wensum for reasons of:

• significant damage to an important scheduled ancient monument and its setting;

• impact on open views over the valley;

• loss of tranquillity due to increased traffic and visitor activity;

• imposition of lodges, parking, tents, caravans and camping into the landscape , creating a highly 

visible sprawl of development;

• conflict between users of the camping/caravan site and informal use of the footpaths and 

Common Land.

15.2 In any case, the development proposals lack sufficient detail to warrant granting of planning permission, 

and appear to show little or no proper assessment of the site and its context which would guide the design 

proposals.

15.3 The site includes public rights of way, a scheduled ancient monument, designated areas of significant 

conservation value (SSSIs and SACs) and within an area noted for its landscape value in the Council’s own 

Landscape Character Assessment, all of which will, or are likely to be, affected by the proposals. A significant 

development of this scale within such a sensitive landscape should therefore have required a range of full 

assessments (Archaeology, Ecology, Landscape and Visual, Heritage, Traffic generation),  and the Council 

appears to have been lax in approving the proposals without such assessments. 

15.4 Furthermore, extensive unauthorised development and activities have been undertaken over the site, for 

which the Council has failed to take adequate enforcement action.

15.5 The views over this landscape are an important feature of the area. Many old landscape features such as 

veteran Oaks and field boundaries have been retained despite the mineral extraction, and the lakes have 

now developed as valuable semi-natural landscape features in their own right.  There has been extensive 

unauthorised bund construction and planting of ornamental ‘suburban’ shrubs which affect views and reduce 

the ecological value of the area. Simply attempting to hide inappropriate development behind artificial bunds 

and/or planting is not an acceptable approach, as it detracts from the important landscape setting and historic 

features..



64Billingford Lakes - Landscape and Visual Assessment

15.6 Various important aspects of this development, such as light and noise pollution, traffic conflict with existing 

rights of way, impact on Common Land, have not been satisfactorily addressed by the applicants or the 

Planning Authority. 

15.7 The proposals will result in the creeping sprawl of development and activity all over the site area into the quiet 

valley landscape, with various development (buildings, campsites, vehicle movement, parking, noise, lighting) 

being significantly detrimental to the tranquillity and visual quality of the landscape.
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16. APPENDIX

METHODOLOGY

16.1 This report has been prepared in accordance with the guidelines as set out in “Guidelines for Landscape and 

Visual Impact Assessment: Third Edition”, (GLVIA) published by the Landscape Institute and the Institute 

of Environmental Management and Assessment. This is widely regarded by professionals as the industry 

standard on the subject.

16.2 The assessment distinguishes between landscape impacts and visual impacts which, although related, are 

different. Landscape impacts are changes in the fabric, character and quality of the landscape. Visual impacts 

relate solely to changes in available views of the landscape and the effects of those changes on people. 

Impacts can also be beneficial as well as adverse.

16.3 A desktop study of the site was undertaken, including an assessment of character, landform, landscape 

features, historic evolution, policy and designations. This information was both used for, and assessed against, 

the site visit.

Definition of the study area

16.4 With regard to the landscape assessment, the views used were chosen based upon their location in relation 

to the site and other landscape elements. Beyond the area chosen, the visual effects of the development are 

not considered likely to be significant. This is due in part to scale and height of the development, the effect of 

reduced contrast between different landscape textures and colours at increasing distance and the increasing 

importance of atmospheric conditions in determining the availability of long distance views. At these distances, 

the development is likely to be screened by local features, such as landform, buildings and vegetation.

Baseline Information

16.5 A thorough inspection of the site was undertaken to determine the Zone of Visual Influence, which involved 

walking public rights of way and visiting significant public viewpoints to determine the likely visibility of the 

development. Photographs from selected viewpoints were taken using a Canon  EOS 6D Full-Frame DSLR 

camera. Viewpoints were selected as being most representative of all potential views into the site, and the 

precise location was logged using a handheld GPS unit at 4 metre accuracy.

16.6 Photographs were taken at a focal length of 50mm, to create the view which is generally accepted as being 

closest to that seen by the human eye.  The photographs used are intended only to give an indication of the 
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view discussed and are not a substitute for visiting the site in person.

16.7 Panoramic views consisted of photographs taken by the criteria outlined above merged together with 

Photoshop® software. No other photographic manipulation was undertaken.

16.8 A brief description of the existing land use of the area is provided and includes reference to existing 

settlements, transport routes and vegetation cover, as well as local landscape designations, elements 

of cultural and heritage value and local landmarks or tourist destinations. These factors combine to 

provide an understanding of landscape value and sensitivity, and an indication of particular key views 

and viewpoints that are available to visual receptors and therefore are to be included in the visual 

assessment.
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Landscape and Townscape Character

16.9 The baseline landscape and townscape quality was evaluated using the GLVIA guidelines and its classification 

follows a five point scale interpreted in tables M1 and M2, based on best practice from previous assessments.

Category Definition

Highest value 
townscape

Nationally or regionally important townscape with high quality, highly valued rare or unusual 
features. Diverse, stimulating and thriving street level uses with a high level of human comfort, 
interactive pedestrian environment and strong hierarchy of public amenity and civic spaces. 
National area/feature designation and assemblage of important listed historical and rich cultural 
features including Conservation Areas and Listed Buildings or valued modern buildings. Well 
maintained unified townscape with attractive visual detail and no detractors. Negligible pedestrian 
and traffic conflict.

Very attractive 
Townscape

Locally distinctive development form with rich cultural associations using good quality locally 
characteristic materials. Harmonious relationship between buildings and hierarchy of publicly 
accessible spaces. Several Listed Buildings or local area/feature designations may apply including 
features of regional interest. Highly permeable, well maintained and no significant townscape 
detractors. Townscape promotes social interaction and pedestrian movement dominates traffic 
circulation with few conflicts.

Good 
Townscape

Features with historical/cultural local value, possibly designated. Locally distinctive townscape, 
vernacular or planned layout often with ornamentation in good condition and well maintained. 
Possibly degraded by unsympathetic modern development but retaining essential characteristics 
with potential for enhancement. Townscape supports social interaction and pedestrian movement 
co-exists with traffic movement with few conflicts.

Ordinary 
Townscape

Development is primarily functional, incoherent development form or minimum design criteria being 
used in contemporary situations. Little indication of local distinctiveness, design expression or 
ornamentation. Remnant distinctive townscape features may persist but are no longer in context. 
Few opportunities for social interaction, limited to specific ‘community’ locations. Traffic circulation 
usually controls pedestrian movement.

Poor 
Townscape

Poorly designed development form using inappropriate materials and/or materials of limited 
life span. Unsympathetic scale, lacking structure, variety, coherence or clear communication 
links. Poor boundary definition and arbitrary ‘unowned’ space, often vandalised, rarely used by 
community. Townscape in poor condition or decline, unwelcoming or even threatening, with a lack 
of opportunity for social interaction. Pedestrian movement may be inhibited/severely constrained 
by major transport barrier.

Table M1 Townscape Assessment Criteria
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Category Definition

Highest Quality 
Landscape

Includes the most aesthetically attractive landscape. Areas of particular Natural Beauty 
perceived as special in a regional or national context. Nationally designated land such as 
National Parks, AONBs etc.

Very Attractive 
Landscape

Areas include historic and designated landscape. Diverse, semi-natural or farmed landscape 
with natural features. Normally abundant woodland cover together with a high distribution of 
trees, hedgerows and shrubs, streams, brooks and other naturalized unpolluted water corridors 
may be present. Several local landscape designations may apply, including Conservation 
Areas, and some historical or cultural sites may be present.

Good Quality 
Landscape

Countryside with some variety in farmland cover. Settlements and villages with pockets of 
open space and public recreation areas. There is a reasonable distribution of semi-natural 
vegetation, trees and shrub cover and the overall view of the area is pleasant. Local landscape 
designations of cultural and historic value may be present. 

Ordinary Quality 
Landscape

Typical open agricultural land where attractive features are offset by detractors. Some strategic 
planning is evident but development is primarily functional including housing estates, business 
parks or urban fringe land uses. Not particularly aesthetically attractive, but with more value 
than a poor quality landscape. Land may be within a Green Belt or have a local landscape 
designation.

Poor Quality 
Landscape

Includes detractors such as power lines, industrial derelict or inappropriate built forms with 
no aesthetic value or evidence of strategic planning. There is lack of mature vegetation cover 
and no landscape designations apply. Intensively farmed landscape, which has lost most of its 
features.

Table M2 Landscape Quality Assessment Criteria
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Contribution to the Landscape Character

16.10 Once the quality of the wider landscape is established, it is useful to consider the contribution that the site 

makes towards the landscape character. This allows an evaluation of sites that are not of a consistent quality 

with the wider landscape, for example, a degraded site within a high quality and generally intact landscape.

16.11 This evaluation provides a baseline against which proposals can be assessed.

Category Definition

Outstanding 
Contribution

Where the existing character of the Site is representative  of the local landscape character and 
the structure of the landscape is intact

Very Positive 
Contribution

Where the existing character of the Site contains many attributes representative of the local 
landscape character and the structure of the landscape is apparent

Positive 
Contribution

Where the existing character of the Site contains some attributes representative of the local 
landscape character and some incongruous elements but the Site does not detract from the 
local landscape character 

Limited 
Contribution

Where the existing character of the Site contains some attributes representative of the local 
landscape character but also incongruous elements that detract from the local landscape 
character 

Negative 
Contribution

Where the existing character of the Site contains no attributes representative of the local 
landscape character and the incongruous elements detract from the local landscape character. 

Table M3 Contribution of the Site to Local Landscape Character
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Existing Visual Amenity

16.12 This creates a baseline of the current quality of the view and how it is valued, or likely to be valued, by people. 

Potential impacts on views are assessed against this baseline to give a more accurate picture of the extent of 

those impacts.

Category Definition

Exceptional Visual 
Amenity

Where the quality of existing views is such that people would travel some distance to 
experience them

High Visual 
Amenity

Where the quality of existing views is such that local people would go out of their way to 
experience them

Good Visual 
Amenity

Where the quality of existing views is such that there are few incongruous elements

Fair Visual 
Amenity

Where the quality of existing views is such that there are a number of incongruous elements

Poor Visual 
Amenity

Where the quality of existing views is such that the incongruous elements dominate. 

Table M4 Existing Visual Amenity
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Landscape Effects and Receptors

16.13 Landscape effects are defined by the Landscape Institute as ‘changes to landscape elements, characteristics, 

character, and qualities of the landscape as a result of development’ and these may be adverse, neutral 

or beneficial, Landscape receptors are things that are affected by landscape impacts and may include the 

following:

• Landscape elements: introduction or removal of trees, vegetation and built features and other elements 

which together form landscape patterns;

• Landscape patterns: degradation or erosion of groups and arrangements of landscape elements, which 

form patterns that are characteristic of landscape character types;

• Landscape character: the landscape character is a product of a combination of factors that contribute 

to the creation of a unique setting. Landscape character is a product of the combination of geological 

features, geomorphic processes, floral and wildlife associations, with social, economic and cultural forces; 

and

• Cumulative landscape effects: these are defined by the Landscape Institute as resulting from 

additional changes to landscape amenity caused by the proposed development in conjunction with other 

development (associated or separate from it), or actions that occurred in the past, present or are likely to 

occur in the foreseeable future.

16.14 The landscape effects have been assessed by consideration of three criteria:

• The sensitivity of the landscape resource or receptor  (very high, high, medium, low or very low);

• The magnitude of the affected landscape resource (no change, low, medium, high and very high); and

• The significance of the impact (major, moderate, minor or negligible).

16.15 Consideration of the sensitivity of the landscape receptor against the magnitude of change posed by the 

development to give the significance of the impact is fundamental to landscape assessment and each of these 

criteria has been defined in more detail with relevance to this assessment.

Sensitivity of Landscape Receptors

16.16 The sensitivity of landscape receptors have been determined by reference to the baseline assessment of the 

existing landscape. The classification of sensitivity with regard to landscape receptors is defined further in 

Table M5 and is derived from consideration of the existing (baseline) landscape receptors as follows:
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• Landscape condition: the state of repair of the elements of a particular landscape, the integrity and 

intactness and the extent to which its distinctive character is apparent;

• Landscape value: the importance attached to a landscape or its elements. This is most readily 

recognised by the existence of any planning policy designations. These may express national or 

local consensus, and generally reflect aspects of its quality, cultural associations, scenic or aesthetic 

characteristics or ecological state. The rarity of the landscape or its particular representation of a certain 

landscape character may also be considered; and

• Landscape capacity: the ability of a particular landscape or element to absorb change without 

unacceptable adverse effects on its character. This may be considered with reference to existing 

landscape characteristics such as scale, topography and existing screening elements as well as 

landscape change, including the presence of existing development. Generally, landscapes that are 

already influenced by the type of development proposed have a greater capacity to accommodate the 

proposed changes, whilst those lacking any influence from similar development will have less capacity.

16.17 It is important to use sensitivity criteria of an appropriate scale for the development. In some cases where criteria 

are chosen to reflect nationally sensitive sites, such as designated National Parks or Areas of Outstanding 

National Beauty, it is possible that issues of local importance are under emphasised. The opposite is also true. 

If the highest significance is assigned to nationally designated landscapes and the study area falls within one, 

there is the assumption that all of the land within that study area is of the highest sensitivity to change. This 

is not the case as many designations, such as AONBs, are broad-brush and the sensitivity criteria should be 

altered accordingly.  Sensitivity criteria should be reviewed on a case by case basis.
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Landscape Receptor 
Categories Scale Sensitivity Typical Examples

High importance and rarity. 
No, or limited, potential for 
substitution.

National Very High

Resources and receptors of National Importance 
e.g. Sites of Special Scientific Interest, National 
Parks, Grade I and Grade II* Listed Buildings and 
Scheduled Ancient Monuments.

High importance and 
rarity. Limited potential for 
substitution.

National High
Resources and receptors of Regional or County 
Importance e.g. Regional and Country Wildlife 
Sites, Grade II Listed Buildings.

Medium importance and 
rarity. Limited potential for 
substitution.

Regional / 
Local Medium

Un-designated but value perhaps through non-
official publication or demonstrable use. Also 
includes elements such as hedgerows and trees.

Low importance or rarity. Local Low
Resources and receptors which are of very low 
potential or minor importance and/or which have 
been partially destroyed.

Low importance or rarity. Local Negligible
Areas in which investigative techniques have 
produced negative or minimal evidence of any 
resource or receptor.

Table M5 Sensitivity of Landscape Receptors
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Visual Effects and Receptors 

16.18 Visual effects are concerned wholly with the effect of the development on views, and general visual amenity of 

people who have (or will have) views of the development. Visual effects may include the following:

• Visual obstruction: physical blocking of view;

• Visual intrusion: the visual intrusion of the proposed development into an existing view or loss of 

particular landscape element or features already present in the view; and

• Cumulative visual effects: the cumulative or incremental visibility of similar types of development 

may combine to have cumulative visual effect, this may concern intervisibility where more than one 

development may be viewed simultaneously from a viewpoint, or occur sequentially where developments 

may be viewed from a number of differing location, most commonly from a road, rail route or long distance 

path.

Sensitivity of Visual Receptors

16.19 Based on the Guidelines for Landscape and Visual Impact Assessment (GLVIA), the different receptor 

categories are ranked in order of their sensitivity to visual effects as set out in Table M6. It should be stressed 

that this table is indicative only as it would be impossible to rigidly tabulate sensitivity to change.

Nature

16.20 An impact may be adverse, neutral or beneficial in nature. However, as planting proposed as part of mitigation 

measures matures, the degree to which the nature of the impact is adverse may reduce, or the degree to 

which it is beneficial may increase. This is termed as reducing adverse or increasing beneficial.

Category Sensitivity

Including viewer within nationally designated townscape features (such as the setting of an Area 
of Outstanding Natural Beauty). Users of such areas are often very aware of the value of views.

Very High

Including viewers looking from windows of their own residential properties or recreational 
viewers using public rights of way or the setting of a Grade II* listed building.

High

Including views from people engaged in outdoor sports or recreation. Such users are not wholly 
focused on the landscape around them.

Medium

Including people with cars and on other transport routes. Low

Including people working inside who are not focused on views outside. Negligible

Table M6 Sensitivity of Visual Receptors
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Magnitude of Landscape Effects

16.21 Magnitude of landscape impact is a function of the following factors:

• The nature of the effect; and

• The degree of change to the landscape element, taking into account the proposed mitigation measure

• The overall effect on the landscape receptor can range from degradation to enhancement.

Magnitude of Visual Effects

16.22 Magnitude of visual impact is a function of the following factors:

• The distance from receptor to the source;

• The nature of the effect (obstruction, intrusion, cumulative); and

• The degree of change to the existing view caused by the construction of an intrusive feature or the 

obstruction or modification of an existing view, taking into account the agreed mitigation measures. The 

overall effect upon visual amenity can range from degradation to enhancement.

16.23 It is important to note that magnitude is not a judgement on whether the impact is positive or negative. 

Table M7 Magnitude of Landscape Effects

Predicted Landscape Effects Magnitude

Significant loss of, or major alteration to, key elements/features/characteristics of the 
landscape or introduction of elements considered to make significant changes within the 
receiving landscape. 

Very High

Noticeable loss of, or alteration to, key elements/features/characteristics of the landscape or 
introduction of elements that may be prominent within the receiving landscape. 

High

Partial loss of, or some alteration to, key elements/features/characteristics of the landscape 
or introduction of elements that may be noticeable within the receiving landscape.

Medium

Minor loss of, or minor alteration to, key elements/features/characteristics of the landscape 
or introduction of elements  that are barely noticeable within the receiving landscape.

Low

No loss of, or alteration to, key elements/features/characteristics of the landscape and no 
introduction of features.

No Change
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Significance

16.24 The two main criteria that determine significance are magnitude of the effect and the sensitivity of the 

location or the receptor. Significance varies from site to site and the criteria need to be adjusted in each 

case. It is worth noting that a higher level of significance is generally given to large-scale effects and effects 

on sensitive locations. This means that small effects on sensitive areas are usually more important than large 

effects on less sensitive areas.

16.25 A matrix to determine the significance of effects is included overleaf (matrix M1).

16.26 Significance is a combination of the magnitude and the sensitivity. However, magnitude is not a judgment 

on the positive or negative nature of the impact and therefore significance cannot be such a judgment either.

Predicted Visual Effects Magnitude

The proposals become the dominant feature of the scene to which other elements become 
subordinate and they significantly affect and change its character. A complete change in view.

Very High

The proposals may form a visible and recognisable new element within the overall scene and 
may be readily noticed by the observer or receptor. A significant change in view.

High

The proposals are visible within the view and have an effect on the quality of the scene. A 
noticeable change in view.

Medium

The proposals constitute only a minor component of the wider view, which might be missed 
by the casual observer or receptor.  Awareness of the proposals would not have a marked 
effect on the overall quality of the scene.  A barely perceptible change in view.

Low

No part of the development is discernible. No Change

Table M8 Magnitude of Visual Effects
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Predicted Visual Effects Magnitude

The proposals become the dominant feature of the scene to which other elements become 
subordinate and they significantly affect and change its character. A complete change in view.

Very High

The proposals may form a visible and recognisable new element within the overall scene and 
may be readily noticed by the observer or receptor. A significant change in view.

High

The proposals are visible within the view and have an effect on the quality of the scene. A 
noticeable change in view.

Medium

The proposals constitute only a minor component of the wider view, which might be missed 
by the casual observer or receptor.  Awareness of the proposals would not have a marked 
effect on the overall quality of the scene.  A barely perceptible change in view.

Low

No part of the development is discernible. No Change
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