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1. Introduction  

1.1 Background 
Tewkesbury Borough Council (TBC), Gloucester City Council (GCC) and Cheltenham 
Borough Council (CBC) are working in partnership to prepare the Joint Core Strategy (JCS) as 
part of their respective Local Development Frameworks (LDFs).  This partnership approach has 
been adopted in order to co-ordinate the strategic development of the area at least to 2026.  In 
this respect the JCS will set out policies for the location and timing of new housing and 
employment development, key infrastructure, and community, leisure and tourism facilities.  
This work was taking into account the growth requirements that were set out in the emerging 
Regional Spatial Strategy (RSS) for the South West.   

The Draft Revised RSS Policy HMA3 identified provision for growth of at least 56,400 homes 
and 41,700 jobs in the Gloucester and Cheltenham Housing Market Area (HMA) between 2006 
and 2026.  The focus for this growth is at both Gloucester and Cheltenham as Strategically 
Significant Cities and Towns (SSCTs).  However, in recognition of the lack of available land 
within the existing urban areas and administrative boundaries, the Draft Revised RSS identified 
five broad Areas of Search that extend into Tewkesbury Borough for meeting Gloucester and 
Cheltenham’s growth needs.  These Areas of Search are to accommodate a total of 11,300 
homes as well as the provision of employment land.   

It should be noted that during the preparation of this study the Secretary of State announced the 
revocation of Regional Strategies.  This clearly has implications for the JCS process and the 
scale of growth that needs to be planned for.  Advice from the Department for Communities and 
Local Government (letter to Chief Planning Officers 06 July 2010) emphasises the need to 
continue with the plan making process and to ensure that policies and proposals are sound and 
based on robust evidence.  As a consequence, this study reflects a point in time and provides 
useful information, however it should not be used to predetermine the strategic review of 
development options which the JCS will now need to undertake based upon the outcomes of 
revised housing and population projections.  Revocation of the RSS provides the JCS with a 
unique opportunity to take a fresh look at how development needs are accommodated.   

Following the revocation of the RSS the timetable for the preparation and adoption of the JCS 
requires review.  At the time of publication of this study this timetable was being considered.  
As part of the preparation process, the Councils are currently undertaking extensive engagement 
in order to develop a range of technical evidence based documents, including: 

• Gloucestershire Strategic Housing Market Assessment (SHMA); 

• Strategic Housing Land Availability Assessments; 

• Employment Land Review; 

• Hotel Capacity Study; 

• Central Severn Vale Transport Strategy (CSVTS); 
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• Strategic Flood Risk Assessment (SFRA); 

• Surface Water Management Plan; 

• Green Infrastructure Study; and 

• Renewable Energy Viability Assessment. 

This Urban Extensions Definition Study will add to the JCS evidence base. 

1.2 Scope and Aim of the Study 
The scope of the study was initially set out in a Project Brief produced by Tewkesbury Borough 
Council and refined in discussions with officers from Tewkesbury, Gloucester City and 
Cheltenham Council. 

The aim is to provide an up to date assessment of land within the five Areas of Search identified 
in the Draft Revised RSS within Tewkesbury and Cheltenham Boroughs and to help define the 
most appropriate boundary for the urban extensions and the Green Belt, if the JCS process 
determines that this expansion is required to meet development needs up to 2026.  The Project 
Brief specifically excluded Areas of Search 3A and 3B to the south of Gloucester that fall 
within Stroud District Council.  

The report focuses mainly on the broad land requirements that may be needed to accommodate 
proposed growth, taking into account known constraints, landscape considerations and the need 
to build sustainable communities.  It is not intended to be a detailed masterplanning exercise and 
therefore further testing will ultimately be required.  At the time of drafting, information on the 
role that the Areas of Search might play in meeting strategic employment requirements was not 
complete.  It will therefore need to be factored in when available. 

Land within four of the Areas of Search fall within the Cheltenham and Gloucester Green Belt.  
As the Draft Revised RSS identified these areas as sustainable options and suitable for removal 
from the Green Belt, this study looks to determine the most appropriate long term boundary to 
accommodate the specified housing growth and minimise impact on the integrity of the Green 
Belt.  For all the Areas of Search, identifiable boundaries such as watercourses, railway 
embankments, urban edges and roads are considered as set out by Planning Policy Guidance 
Note 2 (PPG2): Green Belts (1995).    

It should be noted that the Green Belt is not a landscape quality or policy designation and that 
the main aim of the policy is to prevent urban sprawl and keep land permanently open (PPG2, 
paragraph 1.4).  Issues related to landscape quality are therefore dealt with in the separate 
landscape sections of the report.   

1.3 Report Content  
The remainder of this report comprises the following chapters: 

• chapter 2 sets out in further detail the regional planning policy context within 
which the study has been undertaken; 

• chapter 3 details the approach adopted to the study; 
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• chapters 4 to 8 present the findings of the study for each of the Areas of Search; 
and  

• chapter 9 provides a summary of the study’s key findings. 

Appendices and plans are provided on various technical elements of the study in Volume 2 and 
after each relevant chapter respectively.   
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2. Regional Planning Policy Context 

2.1 Introduction 
As a precursor to the assessment of the five Areas of Search, this chapter of the report examines 
the regional planning policy context within which the study has been prepared.  It is at the 
regional level, through the emerging RSS, that the broad scale and spatial distribution of 
development was to be set out.  It is not the purpose of this chapter to provide detailed analysis 
of all policies relevant to the HMA (a précis of regional and local planning policies is provided 
at Appendix A) but to present an overview of the preparation of the South West RSS and to 
highlight the key policies considered in the development of urban extensions within them. 

With the recent revocation of Regional Strategies this policy context has changed and the scale 
and location of growth will now be determined through the JCS process.  Nevertheless, the 
regional policy context is still discussed as it sets the framework within which this study was 
undertaken.  This significant change in circumstances will need to be considered when drawing 
on the recommendations of this study.  

2.2 South West RSS  
The South West RSS would have set the spatial framework for development in the region to 
2026 by:   

• providing policies on the location and scale of development that will be taken 
forward by Local Authorities in their respective LDFs; 

• embodying the Regional Transport Strategy and the approach to achieving 
sustainable development; and  

• influencing housing, economic development, waste, and other strategies as well as 
the investment plans and priorities of a range of agencies, infrastructure and service 
providers in the south-west. 

The RSS would also have set the framework for joint working between Councils, dealing with 
cross boundary issues and revisions to detailed Green Belt boundaries in preparing LDFs. 

The Draft RSS was submitted to Government in 2006 with the Examination in Public (EiP) held 
from April 2007 to July 2007.  The Secretary of State has since considered the findings of the 
Panel and published her proposed changes in July 2008 (hereafter referred to as the Draft 
Revised RSS) for a further round of consultation which ended in October 2008. 

The Government had expected to issue the approved Plan at the end of June 2009.  However, in 
light of a successful High Court challenge to the East of England RSS, the Government needed 
to be satisfied that the Sustainability Appraisal of the Draft Revised RSS tested reasonable 
alternatives to those Areas of Search added or amended following consideration of the EiP 
Panel Report.  Although, a further Sustainability Appraisal was to have been completed by 
March 2010, this has now been overtaken by events and the revocation of Regional Strategies.  
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2.3 Draft RSS 
The Draft RSS identified both Cheltenham and Gloucester within a core group of Strategically 
Significant Cities and Towns (SSCTs) i.e. the primary focus for significant development, 
particularly housing, employment and services, in order to create a better balance between job 
growth and where people choose to live.  In this context, the Draft RSS stated that ultimately, “a
higher share of regional population will live at these SSCTs.  In concentrating development in 
the way proposed, ‘critical mass’ and ‘economies of scale’ can be more easily attained, making 
best use of existing and planned infrastructure and investment and maximising the effect of 
developer contributions to the cost of critical infrastructure”.1    

Reflecting the SSCT status of Gloucester and Cheltenham, the Draft RSS set out an annual 
average net dwelling requirement of 2,430 units in the Gloucester and Cheltenham HMA 
including a requirement for 1,150 dwellings per annum to be delivered in the existing urban 
areas of Gloucester and Cheltenham between 2006 and 2026.  Whilst noting the importance of 
the Green Belt to the character and planning of the area in preventing the coalescence of 
settlements as well as urban sprawl, the Draft RSS identified the need to deliver additional 
housing at extensions to the urban areas due to a lack of urban capacity. 

Two Areas of Search, one to the north of Gloucester and one to the north of Cheltenham within 
the Green Belt, were identified by the work of the Joint Study Area Steering Group.  These 
areas were then proposed in the Draft RSS Policies SR12 and SR13 with the capacity to deliver 
a further 6,000 dwellings over the plan period.  Policy SR11 subsequently made provision for 
the maintenance of the general extent of Green Belt but with boundary amendments to 
accommodate the proposed growth.  Extension of the Green Belt was also proposed affecting 
land to the north and north-west of Bishop’s Cleeve and the south and south-west of Gloucester. 

2.4 EiP Panel Report 
The report of the independent Panel was published in January 2008.  With respect to the 
Gloucester and Cheltenham HMA, the Panel recommended a number of modifications to the 
Draft RSS focusing primarily on the Panel’s contention that the proposed annual requirement of 
2,430 dwellings did not adequately address overall regional housing figures projected by the 
Department for Communities and Local Government (DCLG) or the economic aspirations for 
the area.  In this context, the Panel recommended increasing housing provision in the HMA by 
390 dwellings per annum to 2,820 dwellings, equating to a total housing provision of 56,400 
dwellings over the plan period.  

The Panel proposed that an additional 205 dwellings per annum be delivered in Tewkesbury 
Borough (a further 4,100 dwellings over the plan period).  Recommended requirements for 
Cheltenham Borough were 4.7% lower than Draft RSS figures.  Table 2.1 presents an overview 
of the Panel’s recommended annual average housing requirements for Cheltenham, Gloucester 
and Tewkesbury relative to the Draft RSS.       

                                                      
1 Paragraph 3.3.1. 
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Table 2.1 Panel Changes to Annual Average Housing Requirements 

Local Planning 
Authority 

Draft RSS EiP Panel Report Difference between 
Draft RSS and
Panel Report 

Cheltenham 425 405 -20 (-4.7%) 

Gloucester 575 575 0 (0.0%) 

Tewkesbury 525 730 205 (39.0%) 

 

Reflecting urban capacity work undertaken by the local planning authorities, the Panel 
recommended reducing the level of housing growth to be accommodated within the existing 
urban areas of Gloucester and Cheltenham and additional provision at urban extensions.  In this 
respect, the Panel identified capacity for an additional 5,300 dwellings to be delivered at urban 
extensions within both the existing two Areas of Search identified within the Draft RSS as well 
as a further three additional Areas of Search2.  Table 2.2 provides an overview of the Panel’s 
recommendation in respect of the five Areas of Search. 

Table 2.2 Panel Proposed Additional Housing Requirements and Areas of Search  

Area of Search Panel additional 
dwellings  

Panel Justification 

North of Gloucester 

 

500 (total = 2,500) 

 

The Panel identified scope for a modest extension (500 dwellings) 
northwards onto higher land further from the flood risk at this existing 
Area of Search.  The Panel contended that this would not impinge on 
Green Belt purposes not least because planned outward growth of the 
urban area would not amount to unrestricted urban sprawl. 

South of Cheltenham 

 

1,300 The Panel identified low-lying land at Leckhampton/Shurdington with 
strategic development potential.  The Leckhampton part of the land was 
originally excluded from the Green Belt in recognition of its development 
potential, and safeguarded from development at least partly in order to 
ensure its availability as an option to accommodate future growth of the 
urban area.  The Panel highlighted that the Inspector who held the 
Inquiry into objections to the Cheltenham Local Plan declined to 
recommend that the Leckhampton part of the land be given Green Belt 
status but that it should not be released for housing pending strategic 
review of development needs.  The Shurdington part of the land was 
proposed for development in the deposit Tewkesbury Local Plan which 
was not taken forward.   

The Panel considered that the Area of Search could reasonably be 
regarded as being of strategic significance and, taking into account the 
findings of the Cheltenham Green Belt review, the land did not warrant 
Green Belt designation and would not harm the AONB. 

East of Gloucester 

 

1,500 The Panel noted that further capacity is available on land to the south of 
A417 and west of A46.  The Panel noted that, whilst this land is within 
the Green Belt, it had become physically and visually detached from it.  
The Panel considered that land within this area could be developed 

                                                      
2 Note that the Panel identified two further Areas of Search for 3,500 dwellings at land south of 
Gloucester.  These are within Stroud District and have therefore not been considered as part of this Study. 
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Area of Search Panel additional 
dwellings  

Panel Justification 

without compromising the purposes of the wider Green Belt hereabouts 
in as much as sprawl, merging and encroachment into countryside would 
all be held in check by the bordering road network and in its present 
undeveloped state it makes no positive contribution to the setting or 
character of the city or to urban regeneration. 

North of Bishop’s 
Cleeve 

 

1,000 The Panel considered that land to the north of Bishop’s Cleeve provides 
an opportunity to deliver future sustainable and strategic growth of the 
settlement in view of Bishop’s Cleeve’s established employment base, 
the unconstrained nature of the Area of Search in terms of Green Belt 
and landscape sensitivity in addition to the potential to support the 
strengthening of existing transport links.  Extension of the Green Belt in 
this area was not supported. 

North of Cheltenham 

 

1,000 (total = 5,000) The Panel recommended that, in respect of this existing Area of Search 
to the north of Cheltenham, further extension eastwards was possible.  
However, the Panel noted that a key constraint was the narrow swathe of 
Green Belt separating Cheltenham from Bishop’s Cleeve which retains 
the character of a separate outlying satellite rather than of an existing or 
potential extension of Cheltenham’s urban area.  The Panel was of the 
view that its separate physical identity should be retained and in this 
context accepted that a modest north-westward and eastward extension 
to accommodate 1,000 additional dwellings would be possible without 
undermining Green Belt purposes.  The Panel added that the location of 
the Area of Search was such that it could be readily linked to the town 
centre simply by extension of the existing bus network. 

   

Regarding employment land, the Panel noted a modest overprovision in Gloucester but a 
sizeable under-provision in Cheltenham (5.9ha available, 39ha required).  In recognition of the 
limited land availability within the urban area, the Panel commented that at least part of the 
shortfall will need to be addressed by incorporating employment land within the proposed urban 
extensions.  

Turning to the issue of the Green Belt, the Panel rejected the Draft RSS proposed additions to 
the Green Belt at Bishop’s Cleeve and to the south of Gloucester given the fact that sprawl is 
restricted by floodplain and the Cotswold Area of Outstanding Natural Beauty (AONB) in these 
locations.   

2.5 Secretary of State’s Proposed Changes (the Draft 
Revised RSS) 

Policy HMA3 of the Draft Revised RSS takes forward the Panel’s recommendations with 
respect to the Gloucester and Cheltenham HMA housing requirements and proposed Areas of 
Search (see Figure 2.1).  The policy also stipulates that about 39ha and 79ha of employment 
land should be provided in Cheltenham and Gloucester Travel to Work Areas (TTWA) 
respectively.  Some of which will need to be provided, as a priority, in the urban extensions3.  

The Draft Revised RSS states that the Green Belt will continue to maintain the separate 
identities of Cheltenham and Gloucester but in order to fulfil economic potential, provision is 
made to alter the general extent of the Green Belt to accommodate the proposed urban 
                                                      
3 Paragraphs 4.1.30 and 4.1.32.  
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extensions.  In this context paragraph 4.1.28 states that the “Green Belt will continue to 
maintain the separate identities of Cheltenham and Gloucester by keeping land open between 
them.  However, necessary provision for new homes and to fulfil the SSCTs' economic potential 
can not be met within the existing urban areas.  The most sustainable solution is to provide for 
urban extensions to the SSCTs, including five locations that have been subject to a review of the 
Green Belt.  To address these exceptional circumstances, the RSS makes changes to the general 
extent of the Green Belt, removing the designation from the areas required to accommodate the 
proposed urban extensions”.     

Figure 2.1 Cheltenham and Gloucester Housing Market Area 

 
Source: The Draft Revised Regional Spatial for the South West Incorporating the Secretary of State’s 
Proposed Changes (July 2008) 

A number of more generic policies contained within the Draft Revised RSS are particularly 
pertinent to taking forward urban extensions in the HMA and have therefore been highlighted 
here.  They include Development Policy A which addresses development at SSCTs and 
stipulates that maintaining and enhancing SSCTs will be facilitated by: 

• “improving the quality of the urban environment, including new development and 
the public realm; 

• promoting social cohesion and healthy and secure living conditions through access 
to good social and community facilities; 
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• supporting growth in the economy and skills through the availability of a range of 
premises and land that meet the needs of business; 

• securing improvements to public transport, traffic management and use of road 
space to tackle congestion and poor air quality; and 

• making efficient and effective use of land, including through regeneration, and 
planning for and delivering development and infrastructure in a comprehensive 
and co-ordinated way.”

Development Policy F, mean while, relates specifically to the planning and delivery of major 
developments including urban extensions and states that such development should provide for: 

• “high standards of design and access and the lowest practicable levels of energy 
and car use; 

• public transport, cultural, leisure, retail, health care, education and other services 
and facilities commensurate with the needs of the expected population of the area 
and delivered in step with growth of that population; 

• sustainable transport links between urban extensions and city/town centres, with 
an emphasis on public transport, cycling and walking; 

• amenity space and green infrastructure that meets community needs and supports 
improved biodiversity; and 

• a range of housing types and tenures.”

2.6 Summary 
The Draft Revised RSS set out a requirement to provide 11,300 dwellings over the plan period 
at extensions to the existing urban areas of Cheltenham and Gloucester partly within 
Tewkesbury.  Of the five Areas of Search proposed, four are within the Cheltenham and 
Gloucester Green Belt where Policy HMA3 makes provision for the amendment to its general 
extent to accommodate future growth.   

The Areas of Search do not themselves define detailed boundaries and are larger than required 
to meet the growth proposed.  It is therefore necessary for the most appropriate detailed urban 
extension boundaries to be defined through the LDF process, with the aim of achieving 
sustainable patterns of development and also meeting employment land needs. 

Since this study was undertaken the Secretary of State has confirmed the revocation of Regional 
Strategies. This change in circumstances should be taken in to account when drawing on the 
recommendations in this study.  
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3. Assessment Methodologies 

3.1 Introduction 
The study methodology comprises four key elements which are set out diagrammatically in 
Figure 3.1.  Each of the five Areas of Search have been individually assessed in order to identify 
suitable boundary options for the urban extensions and the land required to support the levels of 
growth set out in the Draft Revised RSS.   

Figure 3.1 Study Methodology  

 

The remainder of this chapter describes the methodologies for each of the elements outlined 
above.   

3.2 Study Areas 
Indicative Area of Search boundaries have been mapped on Ordnance Survey bases (1:50,000 
and 1:25,000) following the Key Diagram Inset 3 Cheltenham and Gloucester Housing Market 
Area from the Draft Revised RSS.  As the Key Diagram shows the Areas of Search 
diagrammatically, some judgements have been made in determining the exact area to be tested.  
Wherever possible, existing physical boundaries have been used, such as motorways, main 

Desktop Survey

 Identification 
of Urban 

Extension 
Boundary 
Options 

Review of  
Best Practice 

Assessment 
against Green 
Belt Purposes 

Green Belt 
Boundary 

Option 
Identification 

Identification of 
Developable 

Area 
Requirements 

Determination of 
Developable 

Area  

Comparison of 
Requirements 

vs. Developable 
Area

Capacity 
Testing 

Field Survey 

Green Belt 
Assessment* 

Landscape 
Assessment  

*excluding Land North of Bishop’s 
Cleeve which is not within the Green 
Belt 



Draft - See Disclaimer 
12 

 

 
 

h:\projects\ea-210\#25000 projects\25233 tewkesbury (sub file, main in bristol)\1 client\reports\urban extensions\draft 
final urban extensions boundary study.doc 

© Entec UK Limited 

 July 2010 
 

 

 

 

roads and railway lines.  For robustness such boundaries have been drawn to encompass an area 
greater than that likely to be necessary to accommodate the requirements of the Draft Revised 
RSS.  This helps ensure that a full range of urban extension boundary options can be considered 
and the potential impact on a wider area assessed.  

Furthermore, a nominal Study Area 1 kilometre (km) beyond the Area of Search boundary has 
been considered in terms of the appropriate elements set out above.  However, account has been 
taken of the wider landscape context, particularly in terms of visual sensitivity and the 
proximity of landscape designations.  

3.3 Landscape Assessment 
An assessment of the baseline landscape character and visual sensitivity of each of the Study 
Areas has been undertaken together with an analysis of the potential impact of the proposed 
level of development.  It was considered necessary to take this approach in order to provide a 
comprehensive appreciation of the Study Area and inform a robust selection of first, the Green 
Belt boundary options and ultimately the urban extension boundary options.  

3.3.1 Desk Top Survey  
Initially a desktop study was undertaken to identify and compile baseline data to inform the 
Assessment.  

The desktop survey predominantly involved a review of the following data sources. 

• Gloucestershire Landscape Character Assessment.  (LDA Design, January 2006). 

• Interactive magic map (http://www.magic.gov.uk/website/magic). 

• Ordnance Survey (OS) 1:50,000 and 1:25,000 scale mapping. 

• The Character of England Landscape, Wildlife, Natural and Cultural Features.  
(Countryside Agency et al., 2005).  

• Countryside Character Volume 5: West Midlands the Character of England’s 
natural and man-made landscape.  (Countryside Agency, 1999). 

• Documentation provided by agents and developers regarding constraints and 
proposals for the Areas of Search. 

In addition, relevant planning policies from the Draft Revised RSS, the Gloucestershire 
Structure Plan (saved policies) and each of the Authority’s current Development Plans were 
taken into account.  These are listed at Appendix A. 

3.3.2 Landscape Character: National Level 
All of the Areas of Search lie within the landscape defined in the ‘Character of England: 
Landscape, Wildlife, Natural and Cultural Features’, as the ‘Severn and Avon Vales’ National 
Character Area (NCA), as summarised below and at Table 3.1.  

The NCA encompasses the lower valleys of two of the major rivers of lowland south-west 
England.  To the north it stretches as far as Droitwich Spa and Stratford upon Avon.  To the 
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east, the Cotswold Escarpment marks a distinct character change and further to the south 
stretches the Avon Vale.  The broadly flat, low lying landscape widens out north of Gloucester 
while south of the City, the River Severn becomes the dominant feature.  The Severn and Avon 
Vales NCA gives way to the Forest of Dean NCA to the west beyond the River Severn. 

Table 3.1 Key Characteristics for the Severn and Avon Vales National Character Area 

� Diverse range of flat and gently undulating landscapes, united by broad river valley character. 

� Riverside landscapes with little woodland, often very open. 

� Variety of land uses from small pasture fields and commons in the west to intensive agriculture in the east. 

� Distinct and contrasting vales: Evesham, Berkeley, Gloucester, Leadon, Avon. 

� Many ancient market towns and large villages along the rivers. 

� Nucleated villages with timber frame and brick buildings. 

� Bredon and the Malverns - at the edges of the character area. 

� Flat landscape widens out north of Gloucester where the Malvern Hills form an abrupt edge. 

� South of Gloucester, the Severn is the dominant feature. 

� There is little woodland and tree cover is strongly affected by the presence or absence of hedgerow trees and 
the survival of older orchards. 

� The landscape is dominated by pasture whether as small, hedged fields on the slightly higher ground or 
smooth floodplain grasslands.  

� The low ground is punctuated by hills, often accentuated by woodlands on their crests. 

� Tall church spires are prominent in many villages. 

� The M5 and the network of roads around Worcester, Gloucester, the Spa town of Cheltenham and Evesham 
are prominent. 

� Mixed arable and pasture use. 

� The absence of hedgerow trees, together with the low and sometimes intermittent hedges, gives a very open 
character. 

Source: Countryside Agency, (1999) Countryside Character Volume 5: West Midlands the Character of England’s 
natural and man-made landscape.  Countryside Agency, Cheltenham. 

As the Severn and Avon Vales National Character Area is common to all of the Areas of 
Search, the following chapters do not repeat the above summary. 

3.3.3 Landscape Character: County Level 
At a county level, a current Landscape Character Assessment was completed for 
Gloucestershire in January 2006 by LDA Design and encompasses the Upper Thames Valley, 
Vale of Moreton and Vale of Evesham Fringe.  The assessment distinguishes between landscape 
character areas and landscape character types as defined in Table 3.2. 
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Table 3.2 Landscape Character Type and Landscape Character Area Hierarchy 

Landscape Character Types These are areas of land that have a consistent pattern of 
landscape elements.  A landscape character type is 
generic and may therefore occur widely throughout the 
UK.  A chalk river valley is an example of a landscape 
type.   

Landscape Character Areas 

 

These are geographically discrete areas of a particular 
landscape character type.  They are unique areas that 
have their own identity.  The Test Valley (an example of a 
chalk river valley landscape character type) is an example 
of a landscape character area. 

Based on definitions set out in Landscape Character Assessment Guidance for England and Scotland (Countryside 
Agency and Scottish Natural Heritage, 2002) 

The Areas of Search fall within or adjacent to four differing Landscape Character Types and 
three differing Landscape Character Areas.  These are separately summarised within each 
specific Area of Search chapter. 

3.3.4 Field Surveys 
The desk top review was augmented by field surveys covering the Areas of Search and their 
surroundings.  Field surveys were carried out during visits undertaken in May and June 2009.  A 
comprehensive photographic record was produced. 

Publicly accessible locations such as highways, Public Rights of Way (PRoW) and public open 
spaces were visited in order to: 

• verify the desk study findings and to assess how the Study Area corresponded to 
landscape character descriptions in published material; 

• gather further information on potential visual receptors; and 

• collect the necessary information to establish whether the boundaries of the 
proposed extensions are defensible and respond positively to the landscape 
character of the surroundings. 

When visiting the Study Areas, attention was paid to the overall extent of visibility which was 
established by walking along publicly accessible routes and confirmed by taking panoramic 
pictures from these locations.  Visual sensitivity was established by taking into account general 
visibility, the likely impacts on the potential receptors and the potential for mitigation. 

The field survey also involved the collation of information regarding the landscape sensitivity of 
the Study Areas, specifically the interactions between the urban and rural landscapes.  For each 
Study Area, the desk and field studies were brought together in order to establish overall 
landscape sensitivity.  The approach follows that published by the Countryside Agency and is 
summarised below. 

3.3.5 Landscape Sensitivity  
Topic Paper 6: Techniques and Criteria for Judging Capacity and Sensitivity published by the 
Countryside Agency define overall landscape sensitivity as: 
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• the sensitivity of the landscape resource (in terms of both its character as a whole 
and the individual elements contributing to the character); and 

• the visual sensitivity of the landscape, assessed in terms of a combination of factors 
such as views, visibility, the number and nature of people perceiving the landscape 
and the scope to mitigate visual impact. 

Topic Paper 6 also recommends that overall landscape sensitivity assessment should be used 
where it is necessary to assess the sensitivity of the landscape to a particular type of change or 
development, and that “it should be defined in terms of the interactions between the landscape 
itself, the way that it is perceived and the particular nature of the type of change or development 
or a specific type of change or development in question”.

Overall landscape sensitivity is determined by combining landscape character sensitivity with 
visual sensitivity and determining the extent to which visibility may influence the landscape 
character judgement.  It may be the case that a high level of visual sensitivity will raise the 
overall landscape sensitivity of an area, although this is not always the case.  For example, there 
may be good potential for mitigating the visual effects of development, by implementing new 
landscape planting (where this is appropriate to landscape character).  In this case, it could be 
judged that even though current visibility is high, the potential to provide visual mitigation in 
keeping with the prevailing landscape character is such that the level of overall landscape 
sensitivity will equate to that for landscape character sensitivity. 

Based on Topic Paper 6, assessment should be carried out in an integrated way, considering: 

• the exact form and the nature of the change that is proposed to take place; and 

• the particular aspects of the landscape likely to be affected by the change, including 
aspects of both landscape character sensitivity and visual sensitivity. 

For the purpose of this report, landscape sensitivity has been assessed in the context of 
proposals for primarily residential development and associated facilities, as defined through the 
RSS process, the exact form and nature of which is yet to be fully defined.  However the 
approach, in principle, has remained as outlined in Topic Paper 6. 

When judging landscape and visual sensitivity in this study, each contributory factor has been 
considered individually before assessing its contribution to overall landscape sensitivity, in 
order to provide robustness and transparency in the decision making process.  Figure 3.2 shows 
the elements that together informed landscape and visual sensitivity judgements.   
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Figure 3.2 Overall Landscape Sensitivity.  Source: Topic Paper 6 

 

In relation to ‘mitigation potential’, landscapes in which there is potential to mitigate visual 
impacts (without detriment to overall landscape character) would have a lower sensitivity and 
vice versa (i.e. a landscape in which there is no potential to mitigate visual impacts will have a 
higher sensitivity). 

Landscape Character Sensitivity 
Topic Paper 6 recommends that judgement about landscape character sensitivity should inform 
the degree to which the landscape in question is robust in that it is able to accommodate change 
without adverse impacts on the landscape character.  The decision should be made about 
whether or not significant characteristic elements of the landscape will be susceptible to loss 
through disturbance, whether or not they could easily be restored and whether important 
aesthetic aspects of character will change.  In order to make an informed decision careful 
consideration of the factors listed below should be considered: 

• Individual elements that contribute to character, their significance and their 
vulnerability to change (i.e. natural and cultural factors). 

• Overall quality and condition of the landscape in terms of its intactness, 
representation of typical character and condition or state of repair of individual 
elements contributing to character. 

• Aesthetic aspects of landscape character.  These include the scale, level of 
enclosure, diversity, colour, form, line, pattern, and texture of the landscape. 
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Visual Sensitivity 
Judgement on visual sensitivity to the landscape is a key consideration, requiring judgment on 
how people perceive the landscape.  Based on Topic Paper 6 a number of factors need to be 
considered as follows: 

• the probability of change in the landscape being highly visible, based particularly 
on the nature of the landform and the extent of tree cover, both of which have a 
major bearing on visibility; 

• the numbers of people likely to perceive any changes and their reasons for being in 
the landscape, for example as residents in the area, as travellers passing through, as 
visitors engaged in recreation, or as people working there; and 

• the likelihood that change could be mitigated without the mitigation measures in 
themselves having an adverse effect. 

Scale of Change 
In this report, where appropriate, separate commentary has also been provided on potential scale 
of development and consequent effects on the wider landscape setting.  However, the objective 
of landscape sensitivity appraisal has been to identify the landscape constraints to development, 
to enable these to inform the extent of development likely to be appropriate within each of the 
Areas of Search.  The appraisal is, therefore, the precursor to a detailed assessment of the 
landscape and visual effects, which might be completed as part of the masterplanning for new 
development.  

Landscape Value 
Additionally, in order to support the landscape sensitivity assessment, judgements on landscape 
value have been made by taking into consideration the following factors: 

• national designations based on landscape value; and 

• criteria such as tranquillity, remoteness, wildness, scenic beauty, cultural 
associations, conservation interests, and consensus on value. 

3.4 Green Belt Assessment 

3.4.1 Introduction 
Four of the Areas of Search are located within the Cheltenham and Gloucester Green Belt.  
Planning Policy Guidance Note 2: Green Belts4 (PPG2) sets out the national policy framework 
in relation to extent, purpose and designation of Green Belts and identifies five key purposes for 
including land within them (these are set out in Box 3.1).   

It should be noted that the Green Belt is not a landscape quality or policy designation and that 
the main aim of the policy is to prevent urban sprawl and keep land permanently open (PPG2, 
paragraph 1.4).  Whilst, landscape quality issues are therefore dealt with in the separate 

                                                      
4  Office of the Deputy Prime Minister, Planning Policy Guidance 2: Green Belts, January 1995. 
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landscape sections of the report, the ‘openness’ of the landscape is considered in light of Green 
Belt purposes and the potential to accommodate proposed growth. 

 

Box 3.1  Five Purposes of the Green Belt 

• To check the unrestricted sprawl of large built-up area. 

• To prevent neighbouring towns from merging into one another. 

• To assist in safeguarding the countryside from encroachment. 

• To preserve the setting and special character of historic towns. 

� To assist in urban regeneration, by encouraging the recycling of derelict land and other urban land. 

Source: PPG2 (paragraph 1.5). 

 

Paragraph 3.1 of PPG2 establishes that there is a general presumption against inappropriate 
development within Green Belts and stipulates that revision of Green Belt boundaries will be 
allowed only ‘in exceptional circumstances’ or where alterations to the Structure Plan (now the 
RSS) have been approved. 

In this context, the Draft Revised RSS makes provision for changes to the general extent of the 
Green Belt at a HMA level and stipulates that detailed boundaries will be set in the relevant 
LDFs.  Policy HMA3 states that the general extent of the Cheltenham and Gloucester Green 
Belt is to be maintained subject to alterations to accommodate urban extensions at the Areas of 
Search.   

3.4.2 Assessment Methodology 

Review of Best Practice 
In developing Entec’s approach to this study, reference to methodologies employed in existing 
Green Belt studies was undertaken.  This review included studies undertaken in Nottingham - 
Derby, Purbeck, Cheltenham and Coventry and is contained at Appendix B.  The findings of 
this review indicated that all had focused predominantly on assessing land against the five 
purposes of the Green Belt, utilising a scoring/grading system to indicate the relative Green Belt 
‘value’ of land prior to identifying ‘defensible’ boundaries.  However, there was no consistent 
approach used to assign grades/scores to the Green Belt areas.  Some reviews adopted a 
commentary-based approach (e.g. Purbeck and Nottingham - Derby) whilst others have drawn 
together Green Belt and sustainability criteria (e.g. Coventry) leading towards the use of 
weighted criteria (Cheltenham).  Some have assessed very small areas of land and used complex 
weighting criteria, sometimes using factors that are not identified in national guidance.  

The studies identified were generally undertaken at a broader, more strategic spatial scale 
focussing on identifying areas where boundary review may be appropriate or preferred.  In 
contrast, this study aims to determine detailed boundary changes to accommodate a specific 
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amount of growth.  Nevertheless, a similar two stage approach was adopted for the assessment 
of the Green Belt within the Areas of Search.  This is explained in more detail below. 

Stage One - Green Belt Purposes Assessment 
The assessment has considered the relative extent to which the land fulfils Green Belt purposes 
(as set out in PPG2, see Box 3.1) within each location and therefore the areas that can be 
released with least impact on Green Belt purposes.   

The exception to this assessment was the fifth Green Belt purpose which relates to assisting 
‘urban regeneration, by encouraging the recycling of derelict land and other urban land’.  Given 
that the Draft Revised RSS has already identified that there is insufficient land in existing urban 
areas to accommodate future growth of the SSCTs, it was considered reasonable for this 
purpose to be ‘screened out’.    

The assessment therefore involved landscape analysis through desk and field study focussing 
mainly on Green Belt purposes 1-3 given that PPG2 states that the fundamental aim of Green 
Belt Policy is to ‘prevent urban sprawl by keeping land permanently open; the most important 
attributes of Green Belts is their openness’, and examined amongst other aspects: 

• existing land use; 

• proximity to the built-up area; 

• degree of enclosure/openness; 

• contribution to openness; and 

• relationship to the countryside. 

This analysis considered whether built development would utilise land that otherwise makes a 
significant contribution to Green Belt purposes as a result of giving the appearance of urban 
sprawl, reducing important gaps between urban areas or encroachment in to open countryside.  
It was recognised that the main purpose identified by the EIP Panel was maintaining the 
separation between Gloucester, Cheltenham and Bishop’s Cleeve.  In relation to the fourth 
purpose, distance and visual connection to historic urban centres or areas was considered, e.g. 
Cheltenham Town Centre. 

Within each Area of Search broad land parcels (common to the landscape assessment) have 
been assessed for the contribution they make to each of the four ‘remaining’ purposes.  A 
simple ‘traffic light’ system (see Figure 3.3) is used with a ‘red light’ indicating a significant 
contribution to Green Belt purposes and a boundary review should be avoided.  An ‘orange 
light’ indicates that the purposes are partially being fulfilled and the boundary could be revised 
if other factors so indicate.  A ‘green light’ indicates that little contribution is made overall to 
Green Belt purposes and these areas should be favoured for release in Green Belt terms.   

The Areas of Search have been divided into these broad land parcels by way of their 
characteristics (location, use and/or landscape context) and the most obvious ‘strategic’ 
boundary options given the scale of land required.  Smaller assessment areas have been avoided 
that would have generated a multitude of unnecessary boundary options.  This has been an 
iterative process as the work has progressed. 
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Figure 3.3 The Traffic Light System 

 

 

 

 

 

 

Based on a review of past studies, which all use a number of different methods, scoring systems 
have been avoided.  Each area is therefore discussed and a commentary approach utilised.  The 
‘traffic light’ for each area then effectively presents the summary based conclusion of this 
assessment process. 

Stage Two - Green Belt Boundary Options Identification 
Whilst the Draft Revised RSS has already established that the review of the Green Belt within 
the Areas of Search is appropriate, a further assessment is necessary to determine robust 
boundaries for the revised Green Belt.   

PPG2 contains guidance on the criteria for defining Green Belt boundaries: 

“2.8 … it is necessary to establish boundaries that will endure.  They should be 
carefully drawn so as not to include land which it is unnecessary to keep 
permanently open.  Otherwise there is a risk that encroachment on the Green 
Belt may have to be allowed in order to accommodate future development. 

2.9 …Wherever practicable a Green Belt should be several miles wide… 

2.9 … Boundaries should be clearly defined using readily recognisable features 
such as roads, streams, belts of trees or woodland edges where possible. 

2.10…local planning authorities should take account of the need to promote 
sustainable patterns of development. 

2.12 ... proposals affecting Green Belts should be related to a timescale which 
is longer than that normally adopted for other aspects of the plan.  They should 
satisfy themselves that Green Belt Boundaries will not need to be altered at the 
end of the plan period.”5

This report makes recommendations for each of the Areas of Search as to an appropriate 
location or locations for revised Green Belt boundaries in line with the PPG2 guidance.  On the 
penultimate point above, it is generally assumed that the proposals are sustainable options given 
their identification in the Draft Revised RSS unless otherwise stated.  

                                                      
5  Ibid, paragraphs 2.8-2.10. 

Area makes a significant contribution to Green Belt purposes: 

 

Area makes a contribution to Green Belt purposes: 

 

Area makes a limited contribution to Green Belt purposes: 
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Previous Studies 
In undertaking this review, other previous studies and reports have been referenced in specific 
relation to the Areas of Search.  These include: 

• Strategic Green Belt Review (Colin Buchanon, 2006); 

• South West Draft RSS Urban Extension Evidence Base Review (ARUP, 2007); and 

• Cheltenham Green Belt Review (AERC Ltd, 2007). 

3.5 Capacity Testing of the Areas of Search  
In order to assess the capacity of each of the Draft Revised RSS Areas of Search, the following 
stages were undertaken:  

• contacting developers and their agents with land interests within the Areas of 
Search in order to gather information about their sites within them;  

• visits to each of the areas in order to identify any significant constraints to 
development; 

• constraints mapping; and 

• testing the capacity of each of the Areas of Search to deliver the housing growth 
and other uses needed to deliver sustainable patterns of development. 

The ability/suitability to accommodate a strategic employment element has not been considered 
as land requirements were not available at the time of this study.  This will need to be factored 
in when the information is available. 

3.5.1 Constraints Mapping 
For each of the Areas of Search, constraints have been identified that have an impact on the 
capacity of the area to deliver the housing growth set out in the Draft Revised RSS.  Such 
constraints potentially include the following:  

• floodplain (1 in 100 year); 

• landscape designations; 

• significant landscape features such as larger areas of important woodland and tree 
groups; 

• known ecological features; 

• existing built form or development such as residential areas, active business uses 
and designated open space; 

• features of cultural heritage importance; 

• existing movement corridors (roads, railway lines, motorways etc.) which are 
likely to require noise buffers to residential development; and 
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• existing major infrastructure such as overhead electricity pylons. 

Whilst some of these constraints may prevent any built development in a specific area, for 
example the floodplain6, others may not preclude development.  The resulting impact on the 
design or nature of the development proposed, such as the need to reduce residential densities 
on or surrounding the constraint, does need to be considered at the next stage.  As do specific 
land ownerships, developer intensions or the potential for the redevelopment of existing uses.  

These constraints were provided by the three Councils in the form of GIS data, referenced with 
the field surveys and information provided by the developers/landowners with interest in each 
of the Areas of Search and/or their agents. 

The information supplied by the developers included constraints maps and emerging masterplan 
proposals which were used to check that, as far as possible, all the constraints to development 
had been identified in the Areas of Search.  

3.5.2 Methodology for Capacity Testing  
The capacity testing for each of the Areas of Search has been undertaken using a three stage 
process comprising: 

i) a broad assessment of the developable land required for each area following best 
practice guidance, based on the housing growth to be accommodated, along with 
other uses necessary in order to deliver sustainable urban extensions; 

ii) assessment of the amount of developable area within each of the Areas of Search, 
once the identified constraints have been taken into account; and 

iii) comparison of the areas resulting from stages i) and ii). 

In terms of the developable area requirements, these are detailed below alongside the 
appropriate parameters applied either on a site specific basis or across all the Areas of Search.   

The assessment of the amount of the developable area within each of the Areas of Search, along 
with the comparison to the developable area requirement, is detailed within chapters 4 to 8 of 
this report. 

Housing Growth and Density 
As set out in the preceding chapter, Policy HMA3 of the Draft Revised RSS identifies the 
housing growth for each of the Areas of Search as follows: 

• 2,500 new homes north of Gloucester (Area of Search 3D); 

• 1,300 new homes south of Cheltenham (comprising 600 units in Cheltenham 
Borough and 700 units in Tewkesbury Borough) (Area of Search 3E); 

• 1,500 new homes east of Gloucester (Area of Search 3C); 

                                                      
6 Some uses may be deemed permissible within the floodplain following consultation with the 
Environment Agency (such as informal open space).  However, this will need to be considered on a site 
and development specific basis.  As such, this study has taken the presumption against any development 
in the floodplain. 
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• 1,000 new homes north of Bishop’s Cleeve (Area of Search 3G); and 

• 5,000 new homes north of Cheltenham (comprising 1,000 units in Cheltenham 
Borough and 4,000 in Tewkesbury Borough) (Area of Search 3F). 

In respect of density, Draft Revised RSS Policy H2 states that:  

“In formulating and monitoring their LDDs and when exercising their development control 
functions, Local Planning Authorities should:  

• aim to achieve a target net density of 40dph7 averages across all new housing in 
their respective Housing Market Areas; 

• seek to ensure that the net density of housing development within the SSCTs falls 
within the range of 40-50dph, with higher densities in the most accessible 
locations;

• promote net densities of 50dph or more overall in planned urban extensions to 
SSCTs and adjacent new communities.” 

However, changing marking conditions, the number of high density and flatted schemes 
completed in recent years, the pressure to build more larger family homes rather than flats and 
the potential landscape sensitivity of parts of the Areas of Search need to be considered.  It does 
raise the question as to whether net densities of 50dph are achievable or desirable. 

Whilst such considerations are beyond the remit of this study, it appeared prudent to consider 
the land take to deliver proposed growth at both 40dph and 50dph to derive the net residential 
developable area requirement.  This is set out in Table 3.3.  It is not within the scope of this 
study to consider specifically whether these densities are appropriate or viable. 

Table 3.3 Land Take Requirements for Housing Growth at 40dph and 50dph  

Area of Search Housing Growth Land Take - 
40dph (ha) 

Land Take - 
50dph (ha) 

North of Gloucester - TOTAL 2,500 62.5 50.0 

 South of Cheltenham - TBC* 

 South of Cheltenham - CBC** 

South of Cheltenham - TOTAL 

700 

600 

1,300

17.5 

15.0 

32.5

14.0 

12.0 

26.0

East of Gloucester - TOTAL 1,500 37.5 30.0 

North of Bishop’s Cleeve - TOTAL 1,000 25.0 20.0 

 North of Cheltenham - TBC* 

 North of Cheltenham - CBC** 

North of Cheltenham - TOTAL 

4,000 

1,000 

5,000

100.0 

25.0 

125.0

80.0 

20.0 

100.0

* Tewkesbury Borough Council ** Cheltenham Borough Council 

                                                      
7 dph = dwellings per hectare. 
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Public Open Space 
Saved Policy RCN1 of the Tewkesbury Borough Council Local Plan to 2011 (Adopted March 
2006) specifies the outdoor playing space standards for proposed residential sites.  This standard 
requires the provision of 2.43ha per 1,000 population, generally sub-divided into the following:  

• 1.6ha-1.8ha of youth and adult use; 

• 0.2ha-0.3ha of children’s (formal) playspace; and 

• 0.4ha-0.5ha of children’s (informal) playspace. 

These approved standards have been used for simplicity, although it should be noted that 
significant areas fall within Cheltenham and Gloucester where other standards apply.  It has 
been assumed that an aligned approach would emerge through the JCS process. 

However, in terms of the total amount of public open space required for each Area of Search, 
over and above the net residential area, reference has been made to Annex B: Definitions of 
Planning Policy Statement 3: Housing (DCLG, 2006).  This defines new dwelling density as 
being “calculated by including only those site areas which will be developed for housing and 
directly associated uses, including access roads within the site, private garden space, car 
parking areas, incidental open space and landscaping and children’s play areas, where these 
are provided”.  Consequently, within this assessment, additional open space provision is made 
only for ‘Youth and Adult use’ at the highest level of 1.8ha per 1,000 population and as 
calculated in Table 3.4. 

Table 3.4 Public Open Space Requirements 

Area of Search Youth and Adult Use
(1.8ha per 1,000)* 

North of Gloucester - TOTAL 10.4

 South of Cheltenham - TBC** 

 South of Cheltenham - CBC*** 

South of Cheltenham - TOTAL 

2.9 

2.5 

5.4

East of Gloucester - TOTAL 6.3

North of Bishop’s Cleeve - TOTAL 4.2

 North of Cheltenham - TBC** 

 North of Cheltenham - CBC*** 

North of Cheltenham - TOTAL 

16.7 

4.2 

20.9

  

Education
Information was received from Gloucestershire County Council Education regarding the 
educational requirements envisaged as part of the urban extensions, based on the housing 
numbers contained within the Draft Revised RSS.  These are set out in Table 3.5 along with the 
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respective land take requirements.  These areas are provided net, excluding allowance for 
hedgerow boundaries. 

Table 3.5 Education Requirements 

Area of Search Land Take (ha)* Requirement 

North of Gloucester - TOTAL 3.1 2 no. primary schools: 1 no. 1 FE* (1.1ha) 
+ 1 no. 2 FE (2ha) 

 South of Cheltenham - TBC** 

 South of Cheltenham - CBC*** 

South of Cheltenham - TOTAL 

1.6 

- 

1.6

1 no. 1.5FE primary school. 

No requirement envisaged. 

 

East of Gloucester - TOTAL 2.0 1 no. 2FE primary school 

North of Bishop’s Cleeve - 
TOTAL 

1.1 1 no. 1 FE primary school. 

 North of Cheltenham - TBC** 

 North of Cheltenham - CBC*** 

North of Cheltenham - TOTAL 

12.4 

2 

14.4

2 no. 2FE primary schools 
+ 1 no. secondary school with sixth form 

1 no. 2FE primary school. 

*     FE = Form Entry 
**   Tewkesbury Borough Council  
***  Cheltenham Borough Council 

 

Employment 
In order to ensure sustainable urban extensions are created within each of the Areas of Search, 
consideration has been given to the employment demand generated from the new population. 

The basic methodology applied in terms of calculating the employment demand comprised a 
sequence of seven elements which we set out below in Figure 3.4.  In this respect it allows for 
the fact that a certain proportion of jobs will be in sectors not based on traditional ‘B’ use sites, 
such as those employed in retail, health or education for example.  Such uses are dealt with 
separately in terms of the required land take necessary to support the housing growth. 
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Figure 3.4 Employment Demand Methodology  

  

Within this basic sequence of steps, a series of information and assumptions have been applied.  
These are set out in detail at Appendix C.  The land take requirement for employment uses 
derived from the demand calculation for each of the Areas of Search is set out in Table 3.6.  
These are based on the total number of dwellings required within each of the Areas of Search 
and therefore the calculated quantity of employment land as would be required by 2026. 

Table 3.6 Employment Requirements 

Area of Search Employment Requirement* Land Take Requirement (ha) 

North of Gloucester - TOTAL 1,310 9.4 

 South of Cheltenham - TBC** 

 South of Cheltenham - CBC*** 

South of Cheltenham - TOTAL 

367 

314 

681

2.7 

2.3 

5.0

East of Gloucester - TOTAL 786 5.6 

North of Bishop’s Cleeve - TOTAL 524 3.8 

 North of Cheltenham - TBC** 

 North of Cheltenham - CBC*** 

North of Cheltenham - TOTAL 

2,096 

524 

2,620

15.1 

3.8 

18.9

* number of jobs 
** Tewkesbury Borough Council 
*** Cheltenham Borough Council 

 

It should be noted that the employment land requirement and subsequent land take requirement 
figures may be subject to change depending on the findings of the Employment Land Review 
for Gloucester, Cheltenham and Tewkesbury which was not available at the time of drafting.  In 
addition, the figures do not take into account job growth targets for the HMA as set out in 

Housing Number

Total Population

Working Age Population

Labour Supply

Stage 1 

Stage 2 Floorspace 

Land Take 
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Policy HMA3 of the Draft Revised RSS or the wider role that the areas are expected to play in 
meeting strategic employment land requirements.  Consequently, there is potential for increased 
employment land requirements which will mean a reduced ability to meet residential 
requirements or larger land take. 

Community Facilities 
In addition to the provision of education and employment uses in line with housing growth, 
other community facilities will be required within each of the Areas of Search to ensure the 
delivery of sustainable urban extensions. 

Based on a review of the national standards for services, facilities and amenities contained 
within the Town and Country Planning Association (TCPA) and DCLG’s Towards Sustainable 
Communities: Eco-towns community worksheet, community facilities are set out in Table 3.5, 
alongside the number of households required to support them that may be required as part of the 
urban extensions.  Table 3.7 also indicates in which Area of Search, based on the housing 
growth figures, the facilities are appropriate. 

Table 3.7 Community Facilities per Household Number 

Facilities Number of Households Area of Search Relevant 

Doctor’s surgery 1,000-1,200 All 

Corner shop 800-2,000 All 

Group of shops 2,000-4,000 North of Gloucester 

North of Cheltenham 

Post office 2,000-4,000 North of Gloucester 

North of Cheltenham

Community centre 2,800-6,000 North of Cheltenham 

Health centre 3,600-4,800 North of Cheltenham 

Library 4,800-12,000 Potentially north of Cheltenham 

Public sports facilities (leisure centre) 15,000-25,000 None 

 

However, the above does not provide any discussions in respect of the size of such facilities, nor 
the relationship of the proposed housing growth to existing facilities, including relative 
capacities.  Other experience and approaches to the development of sustainable urban 
extensions have therefore been reviewed; in particular those applied to the expansion areas at 
Milton Keynes8. 

The following parameters have, as a result, been utilised in order to derive the various land take 
requirements for each of the Areas of Search based on the housing growth requirements: 

                                                      
8 Western Expansion Area Development Framework (Milton Keynes Council, November 2005). 
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• Local Centre - 0.5ha per 1,000 population; 

• Doctor’s Surgery/Health Facilities - 0.05ha per 1,000 population (based on 200m² 
per 1,000 at 40% site density); and 

• Community Centre - 0.06ha per 1,000 population (based on 225m² per 1,000 at 
40% site density). 

Table 3.8 shows the land take requirements against each of the Areas of Search.  This is not 
intended to be exhaustive and other facilities may be required which may emerge through 
infrastructure delivery plans. 

Table 3.8 Community Facility Requirements 

Area of Search Local/District 
Centre (ha) 

Doctor’s
Surgery/Health 
Facilities (ha) 

Community 
Centre (ha) 

TOTAL (ha) 

North of Gloucester - TOTAL 2.9 0.3 0.4 3.6 

 South of Cheltenham - TBC* 

 South of Cheltenham - CBC** 

South of Cheltenham - TOTAL 

0.8 

0.7 

1.5

0.1 

0.1 

0.2

0.1 

0.1 

0.2

1.0 

0.9 

1.9 

East of Gloucester - TOTAL 1.7 0.2 0.2 2.1 

North of Bishop’s Cleeve - TOTAL 1.2 0.1 0.1 1.4 

 North of Cheltenham - TBC* 

 North of Cheltenham - CBC** 

North of Cheltenham - TOTAL 

4.6 

1.2 

5.8

0.5 

0.1 

0.6

0.6 

0.1 

0.7

5.7 

1.4 

7.1

* Tewkesbury Borough Council 
** Cheltenham Borough Council 
 

A summary of all ‘non-residential’ area requirements is provided in Table 3.9.  This includes 
open space, education, employment and community uses. 
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Table 3.9 Summary ‘Non-Residential’ Area Provision 

Area of Search Open space Education Employment Community 

North of Gloucester - TOTAL 10.4 3.1 9.4 3.6 

 South of Cheltenham - TBC 

 South of Cheltenham - CBC 

South of Cheltenham - TOTAL 

2.9 

2.5 

5.4

1.6 

- 

1.6

2.7 

2.3 

5.0

1.0 

0.9 

1.9

East of Gloucester - TOTAL 6.3 2.0 5.6 2.1 

North of Bishop’s Cleeve - TOTAL 4.2 1.1 3.8 1.4 

 North of Cheltenham - TBC 

 North of Cheltenham - CBC 

North of Cheltenham - TOTAL 

16.7 

4.2 

20.9

12.4 

2 

14.4

15.1 

3.8 

18.9

5.7 

1.4 

7.1

     

Infrastructure
It is anticipated that each of the sustainable urban extensions will also need to deliver other 
infrastructure developments, which could include distributor roads, drainage attenuation areas, 
on-site renewable energy facilities etc.  On this basis, a land use requirement for such uses has 
been included by adding an additional 10% to the overall land take requirements, until defined 
through an infrastructure delivery plan. 

Other Uses 
The above uses and appropriate land take requirements represent what is considered to be the 
‘minimum’ standard for each of the Areas of Search.  It does not preclude, therefore, the 
inclusion of other uses should they be justified or emerge through the LDF process.  This could 
include strategic employment land requirements, ecological mitigation, higher green 
infrastructure and SUDS requirements on larger green field sites (for example, Supplement to 
PPS1: Eco-towns requires 40% of land allocated to green space), or allow for certain ‘open 
uses’ to be provided in the retained Green Belt if land ownership allowed. 

Total Developable Area Requirements 
The total developable areas requirements, tallying up all the various use standards and land 
takes set out above, are set out in Table 3.10.  This includes two sets of figures; on the basis of 
applying a net residential density of 40dph or 50dph to the Draft Revised RSS housing growth 
figures. It predates recent changes to PPS3 and the removal of minimum density targets which 
could result in a significant increase in land requirements. 
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Table 3.10 Total Developable Area Requirements 

Area of Search Employment Requirement 
(ha) 40dph 

Land Take Requirement 
(ha) 50dph 

North of Gloucester - TOTAL 98 84 

 South of Cheltenham - TBC* 

 South of Cheltenham - CBC**

South of Cheltenham - TOTAL 

28 

23 

51

24 

20 

44

East of Gloucester - TOTAL 59 51 

North of Bishop’s Cleeve - TOTAL 39 34 

 North of Cheltenham - TBC* 

 North of Cheltenham - CBC** 

North of Cheltenham - TOTAL 

165 

40 

205

143 

35 

177

* Tewkesbury Borough Council 
** Cheltenham Borough Council 

 

3.6 Development of Urban Extension Boundary Options 
For each of the Areas of Search, options for the location of the urban extension boundary have 
been investigated based on the proposed Green Belt or landscape informed boundary options, as 
appropriate.  Utilising the constraints mapping it is possible to calculate the net developable area 
by deducting the constrained area (i.e. undevelopable land) from the total area of the urban 
extension.  Within each of the urban extension boundary options the developable area is then 
shown, although no details are specified as to the location of the uses - residential, open space, 
employment, education etc. within the urban extension.  Detailed design of the urban extensions 
will need to take into account the following factors: 

• landscape and visual sensitivity of the whole or part of the Area of Search; 

• appropriate mitigation measures; 

• distribution of a range of residential densities across the development in response 
to local landscape character, relationship to existing built form, key views and 
proximity to the existing features on the site; 

• location of the various uses across the site, along with those already existing in the 
local area; 

• connectivity within the sites and into their respective town/city centres by foot, 
bicycle and public transport; and 

• surface water drainage and flood mitigation measures to be incorporated. 

• site specific considerations such as phasing, ownership and access strategy. 

The total developable area for each of the urban extension boundary options, whilst shown to 
two decimal places, has been calculated on the basis of OS mapping at 1:50,000 and 1:25,000 
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scale.  As a result the accuracy of the calculations will not be as great as those undertaken using 
larger scale digital mapping. 

Each of the urban extension boundary options are discussed in detail within the chapters for 
each Area of Search. 

3.7 Assessment of the Urban Extension Boundary 
Options and Recommendations 

Each of the urban extension boundary options presented within this study have been assessed 
against the following criteria: 

• the ability to accommodate the Draft Revised RSS housing growth, and supporting 
uses, at a density between 40-50dph; 

• the ability of the proposed Green Belt boundary option (or options) to meet the 
guidance on the criteria for defining Green Belt boundaries within PPG2; and 

• the potential landscape impact and the ability to accommodate appropriate 
mitigation measures. 

This study identifies a range of realistic options which will enable the authorities to: 

• develop the emerging evidence base, including understanding the implications of 
ongoing Housing and Employment Land Reviews; 

• consider the spatial options and implications for the JCS process; 

• set long term and robust Green Belt boundaries and deliver sustainable urban 
extensions if required; 

• respond to existing and future development proposals within the Areas of Search; 
and 

• assess the potential impact of any amendments to the Draft Revised RSS. 

Recommendations are set out for each Area of Search with an indication of the issues that will 
need to be addressed at subsequent stages.  The options can be tested through the JCS 
preparation process, for example as part of the Sustainability Appraisal and through stakeholder 
engagement.  However, it must be recognised that the assessment in this study is a stage in the 
JCS process and is not a substitute for the detailed masterplanning and testing of each location. 
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4. North of Gloucester 

4.1 Introduction 
The North of Gloucester Area of Search - 3D (see Figure 4.1), although located on the northern 
edge of Gloucester, lies within the administrative boundary of Tewkesbury Borough Council.  It 
comprises three broad parcels of land including: 

• land at Longford; 

• land at Innsworth; and 

• land south of Twigworth. 

The three parcels of land are to some extent similar in landscape terms, and together they create 
the northern rural edges of Gloucester.  Each is described below and their landscape context is 
shown on Figures 4.2 and 4.3.  

4.1.1 Land at Longford 
The Longford site is situated north of the A40 trunk road and to the north-east of a row of two 
storey houses running along Longford Lane.  To the west is a small residential area consisting 
of several bungalows set on both sides of Sherwood Green.  Further along the north-western 
boundary the site adjoins the A38 Tewkesbury Road and a farmhouse with associated ancillary 
buildings.  The northern site boundary follows Hatherley Brook, which flows to the River 
Severn, further to the north-west.  The eastern boundary in its northern section adjoins the 
former site of a water reclamation works and follows a public footpath and the Horsbere Brook 
eastwards to the A40 trunk road.  

The site is relatively flat, with the higher ground at approximately 14m Above Ordnance Datum 
(AOD) and a gradual fall to approximately 10m AOD in the north-western corner of the site.  

Current land use is predominantly agricultural, with a number of fields used as pasture, 
separated by well maintained native hedges and occasional hedgerow trees.  Around Dry 
Meadow Lane to the south of the area are existing sewage treatment works and a former landfill 
site that will require remediation related to potential contamination issues.  The A38 boundary is 
punctuated by a number of existing dispersed residential areas.  The former landfill currently 
detracts from the landscape.  However, this relatively short term effect will be removed 
following its restoration.  

To the east of the site the Cotswolds provide a strong, albeit distant sense of enclosure.  To the 
north the views are predominantly open, across the Vale of Gloucester.  The southern boundary 
faces the residential edges of Longlevens and the A40 trunk road around north Gloucester.  To 
the west, the views are generally open to the countryside with distant views of a number of hills 
in the Forest of Dean.  

This land is the subject of an outline planning consent originally expected to deliver 570 
dwellings, local centre, primary school, formal and informal recreation and associated 
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landscaping and infrastructure (decision date 03 July 2008 following an appeal for non-
determination). 

4.1.2 Innsworth 
The Innsworth site is located to the north-east of the Land at Longford, bounded to the south 
largely by Innsworth Lane and associated residential development.  To the north the site is 
bounded by the Hatherley Brook.  RAF Innsworth lies beyond Frog Furlong Lane on the eastern 
boundary.  

The site is again relatively flat, with a gentle fall from approximately 18m AOD in the south-
east to 12m AOD in the north-west corner of the site.   

The Innsworth site encompasses a number of arable fields with occasional pasture, separated by 
well maintained native hedgerows, including hedgerow trees.  Hedgerows range in height and, 
as such, create varied degrees of enclosure.  

An outline planning application for 1,750 dwellings, an employment area, primary school, 
community facilities and associated open space and infrastructure was submitted to Tewkesbury 
Borough Council in May 2007.  The applicant made an appeal to the Secretary of State on the 
grounds of non-determination.  Subsequently the Council resolved that it was minded to refuse 
the application.  At the time of this study, this appeal remained undetermined. 

4.1.3 Twigworth 
The north-west and northern boundary of the Twigworth site is defined by the A38 Tewkesbury 
Road and Down Hatherley Lane.  A number of dwellings, farmsteads and a caravan park are 
situated along these roads.  The eastern boundary is formed by Frog Furlong Lane.  To the 
southern boundary is the Hatherley Brook and a section of the Gloucestershire Way National 
Trail, south of which lie the Innsworth and Longford sites.  The western boundary follows the 
hedgerow boundary of the existing pastures adjoining the A38 Tewkesbury Road. 

This site shares similar topography with those adjacent, sloping gently from approximately 18m 
AOD in the north-east corner of the site to 13m AOD in the south-west corner, again 
incorporating a number of arable fields and pastures, separated by well maintained native 
hedgerows and hedgerow trees offering varying degrees of enclosure.  The wider setting is 
again characterised by the presence of the Cotswold Escarpment, higher ground beyond the 
River Severn to the west and open countryside to the north.  However, the site boundaries do 
not lie immediately adjacent to existing residential development at Innsworth or Longford and 
therefore it is distinct in this respect. 

4.2 Landscape Character 

4.2.1 Landscape Character - National Level 
The Area of Search lies within the south-west of the Severn and Avon Vales National Character 
Area (see section 3.3.2). 
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4.2.2 Landscape Character - County Level 
The County Level Landscape Character Assessment defines the landscape within which the 
Area of Search is located as Floodplain Farmland Landscape Character Type.  Further north, the 
Floodplain Farmland gives way to the Settled Unwooded Vale Landscape Character Type and 
immediately to the south the Urban Character Type associated with Gloucester.  

The Floodplain Farmland Landscape Character Type is described below. 

4.2.3 Floodplain Farmland Landscape Character Type 
The flat floodplain landscape is subject to annual winter flooding which provides fertile 
farmland and productive meadows and pastures for summer grazing in the River Severn valley.  
This character type includes the character areas of Elmore Back and Minsterworth Ham (SV3A) 
in the south, The Rea, Maisemore Ham and Longford (SV3B) Character Area to the north of 
Gloucester (which includes the Area of Search), and Severn Hams (SV3C) to the north on the 
southern edges of Tewkesbury.  The unity of character within this landscape type is derived 
from seasonal flooding over the large and open area, which is covered in an extensive pattern of 
ditches, streams, brooks and rivers draining the floodplain landscape.  There is a number of 
camping and caravan sites representing one of a variety of possible recreational activities within 
the floodplain farmland.  The character type is distinctive by virtue of the landscape patterns, 
management and pressure from other uses.   

The large rectilinear fields are enclosed by well maintained hedges of varying heights.  
Scattered arable fields between pastures provide a visual contrast and varied management 
regime.  The prominent signs of human influence are reflected in the land drainage, road 
network, and pressure of industrial and housing use of the land.  Small hamlets and villages are 
the dominant settlement pattern throughout the character type.  Woodland blocks and copses are 
not the typical characteristic of the Floodplain Farmland; although isolated examples occur 
within the Severn Hams and are predominantly deciduous.  Another feature of the Floodplain 
Farmland is low red brick walls demarcating where roads cross ditches that drain the floodplain. 

The Rea, Maisemore Ham and Longford Character Area and the Vale of Gloucester Character 
Area as shown on Figure 4.2 and described below. 

4.2.4 The Rea, Maisemore Ham and Longford Landscape Character Area 
(SV3B)

The Rea, Maisemore Ham and Longford Character Area is located to the west and north of 
Gloucester and extends from the floodplain west of Quedgeley and along the eastern side of the 
Severn to Maisemore Ham in the north.  The floodplain also extends eastwards around the 
northern perimeter of Gloucester as far as Innsworth.  Despite urban influences and 
development intercepting local views, distant views towards the Cotswold Escarpment are 
available to the east, and to the west towards the wooded hills of the Forest of Dean.  To the 
north the views are across the open lowland vale.  This floodplain landscape is underlain by 
mudstones and interbedded limestones.  The tidal and alluvial clays, with sands and gravels are 
evident along Horsbere Brook.  Pasture is dominant within the floodplain farmland, contained in 
generally regular fields of varying size.   

The character area is attractive for biodiversity interests, although Innsworth Meadow, adjacent 
to Drymeadow Farm, is the only Site of Special Scientific Interest (SSSI) designation within the 
Character Area.  Woodland cover is extremely limited to isolated blocks, and Public Rights of 
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Way are limited across the flood area.  The Gloucestershire Way National Trail runs in an east-
west direction north of the Land at Longford and Innsworth.   

Locally, the Character Area includes all of the Longford and Innsworth sites.  The south part of 
the Twigworth site is also included, the Character Area boundary being defined the field 
boundaries.  The remainder of the Twigworth site, to the north, falls within the Vale of 
Gloucester Character Area, as described below.  The key characteristics of The Rea, Maisemore 
Ham and Longford Landscape Character Area are summarised in Table 4.1.   

Table 4.1 Key Characteristics for the Rea, Maisemore Ham and Longford Landscape Character 
Area 

� Floodplain landscape generally laying below 15m AOD. 

� Distant views are still obtained towards Cotswold Escarpment to the east, the Hills of the Forest of Dean to 
the west and the lowland Vale landscape to the north. 

� Variety of improved, semi-improved and scrubby pastures. 

� Mix of hedgerows, ditches, streams and post and wire fences. 

� Limited woodland cover with trees appearing as tree lines across the landscape. 

� Numerous meadows and hams. 

� Arable fields occur occasional within drained fields. 

� Infrastructure uses are common at the suburban edge of Gloucester. 

� Local Nature Reserves of Port Ham and Sud Meadow are also designated as a Key Wildlife Sites. 

� Rich pond landscape. 

� Innsworth Meadow adjacent Drymeadow Farm is designated as SSSI. 

� Strong housing pressure due to the proximity of Gloucester. 

� Expansive views available across the floodplain from the A40, between Alney Island and Longford. 

� Lines of high voltage pylons. 

� Limited number of Public Rights of Way. 

Source: LDA, (January 2006).  Gloucestershire Landscape character assessment9 

4.2.5 Vale of Gloucester Landscape Character Area (SV6B) 
The Vale of Gloucester is bounded by the principal urban areas of Gloucester, Cheltenham and 
Tewkesbury to the south-west, south-east and north respectively.  Intermittent small ridges, 
hillocks and undulations that rise above the general level of the Vale are characteristic; in some 
areas the undulating landform encloses views whilst in other areas there are distant views 
beyond the Vale landscape towards the Vale Hillocks, the Cotswold Escarpment, the 
Escarpment Outliers and beyond.  The soil quality is determined by distribution of superficial 
deposits, predominantly mudstones, but also heavier clays and Cheltenham Sands.  The 

                                                      
9 Source: LDA, (January 2006).  Gloucestershire Landscape character assessment; The Severn Vale; 
upper Thames Vale; Vale of Moreton; Vale of Evesham fringe. 
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watercourses rise on the Cotswold Escarpment and flow through the low-lying areas between 
the undulations of the Vale towards the River Severn.   

In the wider Vale landscape, low hedgerows with scattered hedgerow trees form the common 
boundary treatment.  These hedgerows are generally well maintained, however some are 
becoming either gappy or overgrown, and in other areas the hedgerow network is beginning to 
break down, with evidence of field amalgamation with the hedgerow trees and scrubby 
vegetation marking the lines of former field boundaries.  Land uses in the Vale include a 
number of orchards to the west of Gotherington and there are sites supporting areas of semi-
natural grassland.  Views towards high voltage pylons are a characteristic of the Vale of 
Gloucester, and these have a visual prominence in the flat landscape.   

The influence of settlement on the character of the Vale landscape varies in its nature and 
extent.  Some areas have a deeply rural feel, while others remain under a strong influence from 
the urban edges.  The flat landscape with intervening vegetation provides a good natural barrier 
limiting visual influence on lower ground.  The settlements are characterised by housing types 
in varying architectural styles, with local shops scattered throughout the settlement areas.  In the 
eastern part of the Vale, stone properties tend to dominate in villages, reflecting the proximity to 
the Cotswolds.  The key characteristics of the Vale of Gloucester are summarised in Table 4.2. 

Table 4.2 Key Characteristics for the Vale of Gloucester Landscape Character Area  

� Bounded by the principal urban areas of Gloucester, Cheltenham and Tewkesbury. 

� Intermittent small ridges, hillocks and undulations that rise above the general level of the Vale. 

� The undulating landform encloses views in some areas whilst in other areas the views are distant. 

� Variety of distribution of superficial deposits. 

� Number of watercourses flows across the Vale. 

� Pastures comprise of the combination of improved and semi improved pasture with scrubby areas of pasture 
commonly found adjacent to settlement edges. 

� Hedgerows are generally well maintained. 

� Number of orchards. 

� Limited woodland cover. 

� Strong influence of the road network. 

� Mix of rural character and urban influence. 

Source: LDA, (January 2006).  Gloucestershire Landscape character assessment9 

 

4.3 Visual Context 

4.3.1 Overall Visual Context - Longford 
Visually the Longford site is very much a part of the open farmland on the edges of Gloucester 
although influenced by the neighbouring residential development and the presence of Innsworth 
Technology Park.  The location of the site on the edges of the landscape character area reflects 
the transitional character of the views available.  Features of prominence within the site are 
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confined to Horsbere Brook (on the site’s north side) although its visual prominence is confined 
only to its immediate vicinity, more particularly where its course is marked by vegetation.  An 
overhead power line also runs through a short section of the northern part of the site, 
introducing a detracting element to the local landscape.   

From Rights of Way within or immediately adjacent to the site, views to the wider landscape are 
often prevented by intervening hedgerows and tree cover (including roadside planting), or 
nearby development.  However, distant views to the Cotswolds and hills to the north, and to the 
west in the Forest of Dean provide visual references to the wider landscape.  These are 
reinforced through middle distance views west to Lassington and High Redding Hills and north 
to Sandhurst Hill.  Conversely, given the distances involved, the site itself is unlikely to feature 
prominently from the locations referred to above. 

4.3.2 Visual Receptors - Longford 
The field survey identified the following receptors as having potential views towards the site: 

• residential properties at The Elms to the north of the site; 

• longer views towards the site are available from a limited number of residential 
properties from Prior’s Norton to the north of the site; 

• long views from Brawn Farm to the north of the site; 

• residential properties along a 100m long section of the A40 trunk road to the south-
east of the site; 

• residential properties along an approximately 200m section of Longford Lane to 
the south-west of the site; 

• bungalows located along the site boundary in the south-west corner of the site; 

• scattered residential and farm buildings as well as Twigworth Primary School 
along the A38 Tewkesbury Road to the west of the site;  

• views from the upper floor of Drymeadow Farm; 

• users of Innsworth Lane, as it crosses over the A40; 

• users of the public footpath extending from the Innsworth Lane/A40 crossing to 
Horsbere Brook;  

• users of the National Trail known as the Gloucestershire Way to the north of the 
site and to the west of the A38; 

• motorists on Longford Lane as this crosses over the A40 trunk road south of the 
site; 

• motorists on the A38 Tewkesbury Road; 

• long views from hills to the north, east and west (including the Cotswolds, Forest 
of Dean, Lassington, High Redding and Sandhurst Hills); and  
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• users of the public footpath running between Drymeadow Farm and the 
Gloucestershire Way National Trail. 

4.3.3 Overall Visual Context - Innsworth 
The wider visual context of the Innsworth site is similar to that at Longford, the visual context 
being dominated by the transitional character of the urban fringe, but influenced to an extent by 
the presence of the backdrop provided by the Cotswolds and other higher land.  Local views 
across the site occur from the network of Rights of Way that cross the site and link to the 
surrounding landscape.  

The site is also evident in views, primarily from residential properties, further to the north; 
however views across the site from Orchard Park Caravan Site and the A38 Tewkesbury Road 
are restricted due to intervening vegetation.   

To the east, views that include the site are generally confined to the upper storeys of buildings at 
RAF Innsworth.  To the south, there are a number of residential buildings along Innsworth Lane 
which have direct, close views to the site.   

Dense hedgerow and trees also provide enclosure and screening on the site’s western boundary, 
as does vegetation to the south in the vicinity of the A40 trunk road. 

4.3.4 Visual Receptors - Innsworth 
The field survey identified the following receptors as having potential views that include the 
site: 

• residential properties at The Elms to the north of the site; 

• residential properties along Innsworth Lane including Innsworth House Farm and 
Drymeadow Lodge to the south of the site; 

• Brawn Farm to the west of the site;  

• views from the upper floor level at Down Hatherley Farm and Hatherley Manor 
Hotel;  

• users of the Gloucestershire Way National Trail to the north of the site; 

• the public footpath running north from the Gloucestershire Way to Orchard Park 
Caravan Site to the north of the site; 

• occupants of the upper  floors of buildings at Imjin Barracks, to the east of the site; 

• occupants of buildings on the Technology Park to the east of the site; 

• motorists on Frog Furlong Lane to the east of the site; 

• motorists and pedestrians using Innsworth Lane;  

• motorists and mixed use properties along the A38 Tewkesbury Road to the west of 
the site; and 
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• long views from hills to the north, east and west (including the Cotswolds, Forest 
of Dean, Lassington, High Redding and Sandhurst Hills);  

4.3.5 Overall Visual Context - Twigworth 
The Twigworth site lies immediately adjacent to the Innsworth site and as such, while at a local 
level, visual receptors differ, the wider visual context is similar, although some degree of 
separation is evident between the site and the urban area of Gloucester due to the open nature of 
the Innsworth and Longford sites. 

At a local level, views that include the site to the foreground are experienced from Rights of 
Way linking to the countryside north-west of the A38 Tewkesbury Road.  Views are also 
available across the site from residential properties and other buildings along the A38 
Tewkesbury Road, Down Hatherley Lane and also from parts of the A38 itself.  Other nearby 
roads also allows views across the site for motorists where gaps occur in roadside hedgerows. 

The Orchard Park Caravan Site, which abuts the site on its west side, is largely screened by tall 
hedgerows enclosing the adjoining arable field.   

From the north-east views towards the site are available from a small number of properties 
including Hatherley Manor Hotel and Down Hatherley Farm.  To the east views are blocked by 
hedgerows on both sides of Frog Furlong Lane, which also prevent views towards the site from 
the public footpaths to the east.   

The site’s southern boundary follows the Hatherley Brook and the Gloucestershire Way 
National Trail.  The views from the Gloucestershire Way are interrupted by vegetation growing 
on either side of the stream and in the north-west part of the site the land is slightly higher than 
the Gloucestershire Way which partially prevents views.   

However, from parts of the footpath, there is an open aspect to the north.  Longer views towards 
the site are limited as they are screened by intervening hedgerows and hedgerow trees.  

4.3.6 Visual Receptors - Twigworth 
The field survey identified the following receptors as having potential views that include the 
site: 

• residential properties, farm buildings and the Hatherley Manor Hotel along Down 
Hatherley Lane; 

• Frogfurlong Cottage; 

• residential properties at The Elms to the north of the site; 

• views from the top floor levels of the adjoining houses and farm buildings west of 
the site; 

• Brawn Farm to the west of the site;  

• views from the upper floor of Drymeadow Farm;  

• residential properties along Innsworth Lane to the south; 
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• the public footpath running north from Gloucestershire Way to Court Farm 
Caravan Site to the north; 

• users of the public footpath east of the site; 

• the Gloucestershire Way National Trail to the south of the site; 

• users of public footpaths running between Innsworth House Farm and 
Gloucestershire Way National Trail; 

• users of the public footpath running between Drymeadow Farm and the 
Gloucestershire Way National Trail;  

• users of the �public footpath between Twigworth Court and A38 Tewkesbury Road. 

• motorists along the Frog Furlong Lane; and 

• motorists and mixed use properties along the A38 Tewkesbury Road to the west of 
the site.   

4.4 Assessment of Landscape Character Sensitivity

4.4.1 The Study Area 
The areas of land at both Longford and Innsworth are located within the Floodplain Farmland 
Landscape Character Type and, at the local scale, within The Rea, Maisemore and Longford 
Landscape Character Area.  The majority of the Land South of Twigworth is located within the 
Vale of Gloucester Landscape Character Area.  The field survey confirmed that the three parts 
of the Area of Search conform to the descriptions in the Gloucestershire Landscape Character 
Assessment with no distinct features other than those characterised.  Landscape character 
sensitivity is considered for all three sites against the criteria set out under the separate headings 
below.  The landscape character sensitivity has been graded at three levels; ‘low’, ‘moderate’ or 
‘high’. 

4.4.2 Natural Factors 
Consideration of natural factors encompasses vegetation types, tree cover type and pattern, and 
the extent of semi-natural habitat.  

• Longford: Land cover at Longford is predominantly pasture, plus some semi-
natural habitats associated with the vegetation around the watercourses.  There is 
no woodland present within the site although there is a rich network of hedgerows 
and hedgerow trees.    

• Innsworth: The site consists predominantly of arable land, though again, semi-
natural habitats are associated with the vegetation around the watercourses.  There 
is no woodland present within the site apart from woodland planting around the 
decommissioned sewage works, and adjacent to Dry Meadow Lane.  Innsworth 
Meadow (SSSI) lies within the site boundary. 
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• Twigworth: Arable fields cover the majority of the site, with semi-natural habitats 
associated with the vegetation around the watercourses.  There is no woodland 
present within the site although there is a rich network of hedgerows and hedgerow 
trees. 

In terms of sensitivity, each of the above sites includes landscape features that if lost, would 
undermine the prevailing landscape character, although in the main these are prevalent within 
the landscape character type.  At a local level however, the Twigworth and Innsworth sites 
border Hatherley Brook, which forms both a prominent feature in the immediate locality and is 
also marked by semi-natural vegetation, which brings both added interest and habitat value.  
The Longford site also has a greater extent of pasture compared to Twigworth and Innsworth.  
Whilst this would suggest greater sensitivity due to habitat value, Innsworth Meadow SSSI 
presents a further factor of significance.  On balance it is concluded that sensitivity in respect of 
natural factors is ‘moderate’ across all three sites. 

4.4.3 Cultural Factors 
Cultural factors include consideration of broad land use and settlement pattern, field boundaries 
and enclosure, also ‘time depth’ (i.e. evidence of historic land use within the landscape).  

Land Use and Settlement Pattern 
• Longford: Existing land use is primarily pasture, within medium sized fields of 

predominantly regular pattern.  There is also a former sewage works adjacent, 
although this is not a particularly dominant feature.  There is no settlement within 
the site, which lies adjacent to development that has begun to encroach north of the 
A40 trunk road in the vicinity of the A40/A38 Tewkesbury Road junction.  The site 
is contiguous with the urban edge of Gloucester which abuts much of its boundary, 
although expansion north has to an extent ceased at the A40, which forms a clearly 
defined threshold between the site and development to the south.  Although 
numerous field boundaries remain intact, the site does not appear to demonstrate 
particularly strong historic associations.  

• Innsworth: Existing land use is primarily arable agriculture, again with fields 
having a predominantly regular pattern and medium size.  The site includes some 
scattered individual properties and a sewage treatment works, which is situated to 
its north-east, close to the Gloucestershire Way.  There are three farmsteads 
dispersed across the site; which are indicative of the general settlement pattern in 
the area prior to the development of RAF Innsworth and the predominantly 
residential urban edge of Gloucester adjoining the southern boundary.  The sewage 
treatment works, and to a greater extent the overhead power lines crossing parts of 
the site, detract from the prevailing landscape character in the immediate area.  The 
site is contiguous with the RAF Innsworth site to the east and the more densely 
developed residential area of Innsworth to the south. 

• Twigworth: Existing land use is primarily a mix of arable agriculture and pasture, 
though residential development at The Elms has introduced relatively recent 
change to the otherwise open landscape.  Other settlement is mainly confined to the 
nearby caravan park and linear development following the A38 Tewkesbury Road.  
Significantly, Twigworth does not lie adjacent to the urban edge, and remains 
separated by open countryside.  The settlement pattern at Twigworth contributes to 



Draft - See Disclaimer 
43 

 

 
 

h:\projects\ea-210\#25000 projects\25233 tewkesbury (sub file, main in bristol)\1 client\reports\urban extensions\draft 
final urban extensions boundary study.doc 

© Entec UK Limited 

 July 2010 
 

 

 

 

the areas local character, although some elements, including Court Farm Caravan 
Site, whilst not necessarily particularly visually intrusive, detract from the 
underlying character.  

Sensitivity to the loss of the current land use has been assessed as ‘low’ for the Longford and 
Innsworth sites and ‘moderate’ for the Twigworth site.  

Tree Cover 
• Longford: Low incidence of tree cover associated mainly with hedgerows and 

watercourses. 

• Innsworth: Moderate incidence of tree cover associated mainly with hedgerows 
and screening planting around the sewage treatment works. 

• Twigworth: Low incidence of tree cover associated mainly with hedgerows and 
the Hatherley Brook. 

The tree cover at all three sites is limited, although each includes some tree cover that represents 
a constraint to development.  There would appear to be adequate scope to avoid excessive tree 
loss through appropriate site planning and design and only a limited number of trees are likely 
to be at risk as a consequence of development.  Added to this would be the potential for further 
tree planting to reinforce that which already exists.  Sensitivity is therefore judged to be ‘low’.  

Field Pattern 
• Longford: Medium sized; predominantly regular. 

• Innsworth: Medium sized; predominantly regular. 

• Twigworth: Medium sized; predominantly regular. 

The field pattern at all three sites is typical of much of the landscape character area and as such 
presents a unifying feature, the erosion of which would undermine the prevailing landscape 
character.  However, the presence of other features (the A40, and other nearby development) 
has already, to some extent, had this effect.  Sensitivity is therefore judged as ‘low’ to 
‘moderate’, particularly in comparison to the pattern of enclosure further from the urban edge, 
where its contribution to the rural landscape character is more significant.  

At Innsworth, Ridge and Furrow close to Drymeadow Lodge provides evidence of historic land 
use, although this is not extensive in the context of the whole site.  

‘Time Depth’  
Within the Area of Search, the sense of ‘time depth’ has been eroded by the presence of more 
recent additions to the landscape including overhead pylons, lighting on parts of the 
Tewkesbury Road.  The proximity of new warehousing to the east side of the Longford site is 
further evidence of change, although this is to an extent balanced by the remaining pasture and 
hedgerow pattern across the Area.  Some limited evidence of ridge and furrow land use is also 
present within the Area of Search.  Sensitivity is judged to be ‘low’.  

Overall the Study Area is judged as having ‘low’ to ‘moderate’ sensitivity in terms of cultural 
factors, as there are few valuable features of cultural interest within the Study Area. 
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4.4.4 Landscape Quality and Condition 
The quality of the landscape has been considered by taking into account intactness, condition 
and degree to which it is representative of the prevailing landscape character in the area. 

• Intactness - All three areas of land are used as agricultural land, but are under a 
strong urban influence from the edges of Gloucester to the south, and the dispersed 
settlements of Twigworth and Down Hatherley Village to the north/north-east.  The 
Innsworth Meadow SSSI represents the most intact feature, although this occupies 
only a relatively small part of the overall area.  At Longford, vegetation and 
habitats associated with the Horsbere and Hatherley Brooks are the most intact 
landscape elements.   

• Condition - The condition of the landscape elements within all three sites is good.  
The network of hedgerows, trees, pastures and arable land show signs of good 
agricultural practice. 

• Representation of Typical Character - All three sites conform to the description 
of the landscape character area with minor exceptions.  

In terms of overall landscape quality and condition of the Area of Search is therefore judged to 
be of ‘moderate’ to ‘high’ sensitivity, taking account of the positive attributes relating to the 
features referred to above, the well maintained nature of the agricultural land and the conformity 
with the wider Rea, Maisemore and Ham Landscape Character Area that the Area of Search 
demonstrates.  

4.4.5 Aesthetic Factors 
Aesthetic factors have involved judgements on the scale, evolution and ‘naturalness’ of the 
landscape, incorporating consideration of form, line, texture etc. and summarised at Figure 3.2. 

• Scale - The degree of enclosure, in combination with the extent of the Study Area, 
presents a landscape that can be described as being of ‘medium scale’.  The sense 
of scale experienced within the landscape is also influenced by the degree of 
openness afforded, the extent of views being limited from some viewpoints by the 
combination of relatively low lying, level topography and surrounding vegetation.  
The Study Area is of sufficient scale and extent to accommodate appropriately 
planned development while also maintaining the prevailing characteristics of the 
wider landscape although in the immediate locality change would clearly be 
evident.  Sensitivity is therefore judged to be ‘moderate’.  

• Other aesthetic factors - The evolution of the landscape elements on the areas of 
land at Longford, Innsworth and Twigworth appears to have been ‘organic’, with 
evidence of recent change in the form of pressure from the residential and mixed 
use edges of Gloucester.  Change is also evident due to land drainage, a component 
of increasingly intensive arable agricultural use.  All three sites within the Area of 
Search show strong signs of human influence, resulting in some loss of diversity 
and the introduction of uniformity, for example where arable agriculture 
predominates.  On balance, in this respect the Area of Search is judged to have 
‘low’ sensitivity. 

Overall sensitivity in respect of aesthetic factors is judged to be ‘moderate’. 
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4.4.6 Summary of Landscape Character Sensitivity 
There are certain elements within the Area of Search which together contribute positively to the 
prevailing landscape character, particularly including hedgerows, some tree cover, pasture and 
watercourses, but also some aspects of the settlement pattern at Twigworth.  The landscape is 
also generally in good condition and offers a predominantly rural aspect from various locations, 
albeit including evidence of detractors such as overhead power lines and in some cases existing, 
intrusive development.    

However, the Area of Search, and in particular the Innsworth and Longford sites, is 
‘transitional’, in that rural character has already been undermined to an extent by the 
encroachment of development on the fringes of Gloucester.  The area is also broadly low lying 
and this, combined with the hedgerow and tree cover, can help limit the impact of any change 
on the wider landscape character and setting. 

Taking account of the above appraisal, overall landscape character sensitivity is therefore, on 
balance, assessed to be ‘moderate’; although given the proximity of Innsworth and Longford to 
the urban edge of Gloucester, they are less sensitive than the Twigworth site.  It is therefore 
logical that development occurs at Innsworth and Longford prior to consideration of 
development at Twigworth.   

4.5 Assessment of Visual Sensitivity 
An assessment of the visual sensitivity of the Area of Search has been undertaken, broadly 
based upon best practice guidance10.  This is evidenced within Appendix D, which comprises a 
series of photoviews and descriptive text.  A summary relevant to the North of Gloucester Area 
of Search is set out below. 

4.5.1 Summary of Visual Sensitivity 
There are a variety of receptors with varying levels of sensitivity within or surrounding the 
Study Area.  The major change in views will occur from the residential properties located along 
Innsworth Lane and Longford Lane.  The principal views available from these locations are 
currently overlooking open countryside and their sensitivity is ‘high’.  However, the properties 
are located on the edges of existing residential areas of northern Gloucester and residents 
already experience a mixture of views from their properties into both urban areas and 
countryside.  Residents at a number of properties along the A38 Tewkesbury Road and along 
Down Hatherley Lane are also likely to experience a significant change to views.  The 
opportunity exists to employ structural landscape planting as part of the development proposals, 
to screen development from this location.  However, as a result the existing open aspect would 
be lost. 

People using the local PRoW network would experience a change in views from the 
Gloucestershire Way National Trail, especially in the section north of the Innsworth site.  In the 
case of the Longford site the change in view would become more apparent from the public 
footpath running along Horsbere Brook.  The views from the footpaths to the west of the 

                                                      
10 Guidelines for Landscape and Visual Impact Assessment (Landscape Institute, Institute of 
Environmental Management and Assessment 2002).  
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Twigworth site would not be affected as they are densely screened by hedgerows along the A38 
Tewkesbury Road and Down Hatherley Lane. 

There is good potential to mitigate the effects of any change for receptors using the 
Gloucestershire Way and the footpath following Horsbere Brook, although the introduction of, 
for example, new planting would alter the aspect from the footpaths considerably.  There are a 
number of other receptors that might be affected such as the residential properties of The Elms 
to the north, and short and transient views experienced from vehicles moving along the 
Longford Lane bridge over the A40 trunk road.  

Receptors located at a long distance from the Study Area would experience no change or 
negligible change in the view, as in the case of Brawn Farm to the north-east of the Study Area 
or Tinkers Hill to the south-east. 

4.6 Summary of Overall Landscape Sensitivity  
Landscape sensitivity to a specific type of change and as a factor of landscape character 
sensitivity and visual sensitivity has been judged to be ‘moderate’.  Table 4.3 provides a brief 
summary of factors considered, the justification and assessment of overall sensitivity. 

Table 4.3 Landscape Sensitivity to a Specific Type of Change 

Factors Considered in 
Judging Landscape Capacity 

Justification Sensitivity/Value 
Summary 

Landscape Character 
Sensitivity 

 
Moderate 

Sensitivity of natural factors: 

Sensitivity of elements likely to be 
affected by residential/industrial 
change.

The Study Area includes semi-natural vegetation and 
habitats associated with the Horsbere and Hatherley 
Brooks, and also includes areas of pasture which is 
characteristic of the area.  The Study Area also includes 
Innsworth Meadow SSSI  

Moderate 

Sensitivity of cultural factors 

Sensitivity of elements likely to be 
affected by residential/industrial 
change. 

The Study Area is contiguous with the urban fringe, but at 
Twigworth demonstrates its own characteristic local 
settlement pattern.  Tree cover is generally limited and 
field pattern/land use is typical of the wider landscape 
character area. 

Low - Moderate 

Landscape quality/condition 

In terms of intactness, 
representation of typical character 
and condition (or state of repair) of 
elements contributing to character. 

Generally intact landscape in good condition and 
representative of typical landscape character. 

 

Moderate –  

 

Sensitivity of aesthetic factors 

For example scale, level of 
enclosure, diversity, colour, form, 
line, pattern and texture of 
landscape.

Transitional landscape under developmental pressure 
from Gloucester.  

Low - Moderate 
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Factors Considered in 
Judging Landscape Capacity 

Justification Sensitivity/Value 
Summary 

Visual Sensitivity 
 

Moderate 

Visibility of landscape: 

The probability of change in the 
landscape being highly visible. 

Network of hedgerows and trees restrict the visibility of 
these development sites within the site boundary as well 
as from outside.  

The effect of screening is reinforced by the relatively flat 
landform. 

Moderate 

Type and number of receptors: 

Number of people likely to perceive 
change and their reason for being 
there.

Vehicles moving along the A40 and A38, Longford Lane, 
Innsworth Lane and Frog Furlong Lane would experience 
transient views of the development, of no more than 
‘moderate’ sensitivity.  

Many views from surrounding PRoW benefit from the 
screening afforded by nearby vegetation.  

Footpaths in the Area of Search are likely to be well used 
for informal recreation. 

There are a number of residential properties in the 
immediate locality that will be sensitive to changes in 
views.  

Moderate - High 

Mitigation potential 

The likelihood that change could be 
mitigated. 

There is a good potential for mitigation to reduce visual 
effects.   

Moderate 

Landscape Value Moderate 

Presence of designations The Study Area includes the Innsworth Meadow SSSI, 
However, the SSSI is designated for its nature 
conservation importance and has been considered under 
‘Sensitivity of Natural elements’, above. 

Moderate 

Overall Landscape Sensitivity  MODERATE 

  

4.7 Green Belt Assessment 

4.7.1 Existing Boundaries 
The current western extent of the Green Belt boundary is defined by the A38 Tewkesbury Road 
running north from the north-western edge of Gloucester.  Development to the west of this has 
been, and will continue to be, constrained by the floodplain of the River Severn.  The existing 
Green Belt boundaries to the north of Gloucester largely follow the edges of urban development 
with little room for expansion or additional development.  The Green Belt in the Areas of 
Search also has some areas that do not conform to other criteria set out in PPG2, in particular 
the need to be several miles wide, have clearly defined boundaries, and have an open character.  
The particular locations where these can be seen are as follows: 
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• apart from a small area at Longford, the Green Belt does not allow for growth and 
can not accommodate future development; and 

• the Green Belt at Longford and around the entirety of Innsworth does not follow 
clearly defined boundaries. 

As a result, opportunities exist to revise the Green Belt in order to make it more robust and 
bring it into line with PPG2 guidance. 

4.7.2 Previous Studies 
With respect to development in the Green Belt at North of Gloucester, the South West Regional 
Assembly Strategic Green Belt Review11 identified that the land only fulfilled one Green Belt 
purpose, namely encouraging the recycling of brownfield land and, of all potential boundary 
review sites, caused the least potential harm to the Green Belt.  The South West Draft RSS 
Urban Extension Evidence Base Review12, whilst supporting removal of the area from the Green 
Belt, indicated that other purposes may be of some importance.   

4.7.3 Green Belt Purposes 
Entec’s consideration of the Area of Search is provided in the following section and addresses 
the three main areas considered: 

• Longford; 

• Innsworth; and 

• Twigworth. 

Check Unrestricted Sprawl 
The South West RSS EiP Panel Report13 commented “that there is scope to extend northwards 
onto higher land further from the flood risk area without impinging on Green Belt purposes, not 
least because planned outward growth of the urban area would not amount to unrestricted 
urban sprawl”.  Although it could be argued that this approach could be applied to any planned 
urban extension, it is considered that there are strong boundary options that could contain 
development formed by the A38 and Hatherley Lane and associated ribbon development.  It is 
therefore concluded that all three areas contribute little to this Green Belt purpose. 

Prevent Neighbouring Towns from Merging 
There are no towns directly to the north of the sites, it is therefore considered that the Green 
Belt in all three locations contributes little to this purpose.  There are some small settlements 
such as the villages of Twigworth and Down Hatherley that could have their identity threatened 
by unrestricted urban growth but these have the form of ribbon settlements along roads.  Design 
solutions may be appropriate to sensitively integrate existing development. 

                                                      
11 Colin Buchanan (2006) Strategic Green Belt Review. 
12 Arup (2007) South West Draft RSS Urban Extension Evidence Base Review. 
13 Paragraph 4.3.29. 
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If the Longford, Innsworth and Twigworth areas were released from the Green Belt, there would 
be no risk of merging Gloucester with neighbouring Cheltenham, and development would not 
extend any nearer to Cheltenham than the existing urban edge of Innsworth.  This is supported 
by the observations of the South West RSS EiP Panel who stated that planned development 
would not impact on the gap between both settlements.  

It is therefore concluded that all three areas contribute little to this Green Belt purpose. 

Safeguarding the Countryside from Encroachment 
There has already been encroachment into the countryside, notably in the following locations: 

• Longford north of Longford Lane; 

• Innsworth Technology Park to the south of Dry Meadow Lane and west of 
Innsworth Lane; 

• RAF Innsworth Camp to the north of Innsworth Lane and east of Frog Furlong 
Lane;  

• Innsworth to the north of Innsworth Lane and Parton Road; and 

• ribbon developments associated with A38, Twigworth and Hatherley Lane.  

Within the sites, there are views towards the existing urban edges of Longford and Innsworth 
that give the area an urban transition character (see Appendix D), which is more evident south 
of Hatherley Brook.  North of the Hatherley Brook more landscape character constraints/issues 
are evident and the land is further from major urban influences.  However, this does not indicate 
that the Twigworth site should necessarily be retained within the Green Belt boundary.  

Views from the wider landscape are limited by the generally flat topography, a significant 
amount of development, albeit low density and in ribbon form, and the screening provided by 
existing landscape features.  Boundaries formed by the A38 and Hatherley Lane (and associated 
development and vegetation) with further landscape mitigation would minimise encroachment 
in to the open countryside and would help need to be part of the design solution. 

It is therefore concluded that all three areas contribute little to this Green Belt purpose. 

Preserving the Setting and Special Character of Historic Towns 
Gloucester is an historic town with well documented Roman origins.  However, the northern 
edges of Gloucester have experienced considerable amounts of growth in post-war years.  There 
is significant separation between the historic city core and the northern urban fringe including 
the Area of Search.  

It is therefore concluded that all three areas contribute little to this Green Belt purpose. 
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Green Belt Purposes Summary 
 

 

 

 

Longford, Innsworth and Twigworth Areas - contribute little to the purposes of the Green 
Belt in this location. 

 

4.7.4 Revised Green Belt Boundary Options 
Following the summary assessment above, and considering the scale of development being 
tested, there are two main Green Belt boundary options considered, these are shown on Figure 
4.4. 

NG Option 1: Hatherley Brook/Frog Furlong Lane 
Hatherley Brook forms a natural defensible boundary and is a significant landscape feature with 
associated vegetation, including trees, that create a visual break in the landscape.  The 
associated floodplain has, in the past, also constrained growth.   

The proposed new southern Green Belt boundary would follow Hatherley Brook from the A38 
Tewkesbury Road in the west, down a short section of Frog Furlong Lane to RAF Innsworth 
Camp in the east.  It would then revert to the current alignment along the development edge of 
Innsworth.  This would provide a strong defensible boundary and would release land at both 
Longford and Innsworth. 

NG Option 2: Hatherley Lane/Frog Furlong Lane 
In this option the Green Belt boundary would be rolled back to Hatherley Lane and Frog 
Furlong Lane.  This option would use roads as defining boundary features and could allow for 
development to the north of Hatherley Brook if appropriate.  If development was to be promoted 
in this location it would need to be on a large enough scale to create a new neighbourhood and 
overcome the physical separation from the rest of Gloucester imposed by the floodplain.  It 
would therefore need to be suitable as a longer term option for growth beyond 2026 if required. 

4.8 Urban Extension Boundary Options  
In order to determine the Area of Search’s ability to accommodate the required housing growth, 
other constraints and considerations, aside from those relating to landscape and Green Belt 
issues need to be taken into account.  These are outlined within the following sections.  

4.8.1 Constraints Mapping 
The identified constraints within the North of Gloucester are shown on Figure 4.5.  These 
comprise the following: 
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• floodplain associated with the Horsbere and Hatherley Brooks; 

• Innsworth Meadow SSSI; 

• existing built form/development; 

• ecological constraints and associated buffer requirements; 

• noise buffer requirements to the A40 trunk road; and 

• significant existing landscape features, largely comprising woodland blocks and 
tree groupings. 

4.8.2 Capacity Testing 
The North of Gloucester Area of Search is required to accommodate 2,500 new homes by 2026.  
Table 4.4 shows the land take requirements for this amount of housing growth, at both 40dph 
and 50dph, along with the additional uses necessary to support an urban extension of this size. 

Table 4.4 North of Gloucester Land Take Requirements 

Use Land Take (ha) 
40dph 

Land Take (ha) 
50dph 

Residential (net residential area 
including children’s playspace) 

62.5 50.0 

Public Open Space (adult/youth only) 10.4 10.4 

Education 3.1 3.1 

Employment 9.4 9.4 

Community  3.6 3.6 

Sub Total 89 76.5 

Infrastructure @ 10% 8.9 7.7 

Total 98 84 

 

The constraints mapping of the North of Gloucester area enables the true developable part of the 
Area of Search to be ascertained.  This calculation is set out in Table 4.5 and divided into two 
areas - Longford/Innsworth and Twigworth. 

In addition to the identified constrained areas, certain parts of the site, whilst unconstrained by 
physical features have limited development potential through size, shape or isolation by way of 
other constraints. 

If the constrained and limited development areas are deducted from the overall site area it is 
possible to determine the land which can be developed as part of the urban extension. 
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Table 4.5 North of Gloucester Constrained Area 

Use Longford/Innsworth Area
(ha)

Twigworth Area
(ha)

Total site area 178.7 118.0 

Floodplain 72.6 17.9 

Innsworth Meadow SSSI 1.5 n/a 

Significant landscape features 2.7 0.9 

Ecological constraints 0.7 n/a 

Noise buffer 0.5 n/a 

Existing built form/development 1.2 20.6 

Total constrained area 79.2 39.4 

Limited development potential area 4.1 n/a 

Total developable area* 95.4 78.6 

*Calculated using total site area less total constrained area less limited development potential area   

 

As identified in Table 4.5, over 95ha of land is developable within the Longford/Innsworth parts 
of the Area of Search.  It should therefore be possible to achieve the required housing growth 
and associated uses in this location, provided average housing densities achieve the minimum of 
40dph as set out in the Draft Revised RSS. 

4.8.3 Identification of Urban Extension Boundary Options  
As set out in section 4.6.3 two boundary options have been presented for the review of the 
Green Belt boundary in this location.  However, the capacity testing has demonstrated that the 
Longford and Innsworth parts of the Area of Search alone should be able to accommodate the 
required housing and associated land uses.  Therefore only one urban extension boundary option 
is proposed, shown on Figure 4.6, along with the location of the developable areas.   

The urban extension boundary option is the same as Green Belt NG Option 1 running along the 
A38, Hatherley Brook and Frog Furlong Lane.  To accommodate the Draft Revised RSS 
housing growth an average density of 41dph would be needed.  However, given that the 
Longford consent was expected to deliver 570 dwellings at a lower density (34dph) the 
Innsworth part of the site would need to accommodate a further 1,930 dwellings at a higher 
average density (in the region of 44dph).  

Should the area be promoted as a location for strategic employment (i.e. a more significant 
employment allocation), the capacity testing demonstrates that under this option there is little 
flexibility in terms of the overall land supply.  In addition, this testing should not be a substitute 
for more detailed masterplanning and modelling exercises given the constraints in the area. 

Alternative strategic options were discounted once exiting commitments at Longford and 
sustainable development principles were considered.  The option therefore favours land on the 
urban fringe in the first instance and the ability to build neighbourhoods. 
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4.8.4 Urban Extension and Green Belt Boundary Options Assessment 

NG Option 1 - Hatherley Brook/Frog Furlong Lane 

Does the option accommodate the Draft Revised RSS housing growth, and supporting uses, at 
a density between 40-50dph? 

It has been demonstrated that this urban extension boundary should be able to accommodate the 
total developable area requirement, including the 2,500 new homes, at an average density of 
41dph. 

This assumes that the existing permission at Longford is built out as originally consented and 
that land at Innsworth accommodates the remaining new homes at a higher density (44dph).  
The developable area available is relatively limited due to a number of identified constraints, 
especially flooding.  Therefore detailed masterplanning and constraints mapping may mean that 
either capacity may ultimately be reduced or densities increased. 

The focus would be on land immediately adjoining the urban edge where there is the greatest 
potential for achieving a sustainable pattern of development and integrating new and existing 
communities. 

Is the option contained within a Green Belt boundary that meets the guidance on the criteria 
for defining Green Belt boundaries within PPG2? 

The urban extension option is contained within Green Belt NG Option 1. 

NG Option 1 follows the Hatherley Brook and Frog Furlong Lane which are significant and 
robust landscape features.  The associated floodplain will, in itself, constrain growth whilst 
maintaining the openness of the countryside to the north of the Hatherley Brook. 

However, this Green Belt option will result in a relatively narrow finger of land being retained 
as Green Belt to the north of the Hatherley Brook with no flexibility for longer term growth if 
required.  In landscape terms, however, growth north of Hatherley Brook, where the influence 
of surrounding development diminishes, is less acceptable than that to its south, where the 
Hatherley Brook corridor can contribute to mitigating the effects of development on the open 
countryside to the north.   

Does the option maintain and/or enhance the existing landscape character, taking into 
account any necessary mitigation measures? 

Development is likely to result in the partial loss of field boundary vegetation that denotes the 
underlying landscape pattern and is representative of the typical landscape character, although 
in this location the presence of nearby, relatively recent urban development and associated 
infrastructure already detracts from the setting.  Hatherley Brook is however a recognisable 
feature within the landscape and its corridor could be enhanced as part of the landscape strategy 
for development.  

Development will also be limited in extent due to the Hatherley Brook floodplain, leaving scope 
for active landscape management, improving the setting for footpath users including those using 
the Gloucestershire Way.  However, new landscape planting to soften the impact of 
development, particularly on its northern periphery, would inevitably reduce the sense of 
‘openness’ currently experienced.  Similarly, the open aspect currently experienced from certain 
residential properties would also be affected.  
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Overall therefore, the prevailing landscape character will be altered, with the loss of agricultural 
land to development resulting in greater enclosure of views, although with opportunities for 
significant local enhancement through appropriate design.  The westerly limit of development as 
defined by the A38 Tewkesbury Road is of particular significance in avoiding an unacceptable 
level of change to the wider landscape character.  Overall this option would focus development 
on land that is of a greater ‘transitional’ nature and more heavily influenced by existing 
development. 

NG Option 2 - Hatherley Lane/Frog Furlong Lane 
A second option has been identified and considered which rolls the Green Belt boundary back 
further north to Hatherley Lane.  Under this option the roads provide long term and robust 
defensible boundaries that also mean that the need for an early Green Belt review would be 
unlikely. 

Whilst the Twigworth land north of Hatherley Brook is not likely to be required to 
accommodate the Draft Revised RSS growth, it makes little contribution to Green Belt purposes 
and the need to keep it permanently open is therefore questionable.  NG Option 2 could 
accommodate a longer term urban extension option for future growth if required (beyond 2026).  

The floodplain, however, is considered to be a significant obstacle to achieving a 
comprehensively developed urban extension with good connectivity between the Twigworth 
area and the Longford/Innsworth areas.  It would need to be of a significant scale and not just a 
piecemeal small scale development designed to purely make up the difference in the numbers of 
houses required for this Area of Search.   

As with NG Option 1, existing character in the locality of the Area of Search would clearly 
alter, although it can be concluded that with suitable mitigation as part of the development, 
further interest and variety can be achieved within the local landscape. 

4.8.5 Recommendation  
It is recommended that for land North of Gloucester the urban extension boundary be delineated 
by the A38, Hatherley Brook and Frog Furlong Lane as detailed in NG Option 1 (Figures 4.4 
and 4.6).  

However, consideration should be given to revising the Green Belt boundary in line with NG 
Option 2 (Hatherley Lane) to provide a longer term boundary and avoid the need for further 
boundary reviews.  Land to the north of Hatherley Brook, at Twigworth, should be safeguarded 
in accordance with PPG2 paragraph 2.12. 

Any detailed masterplanning of the urban extension in this location will need to take into 
account the following site specific elements (in addition to those generic issues set out in section 
3.6): 

• a landscape design strategy that addresses treatment of the future Hatherley Brook 
‘green corridor’ as an early priority, including advance planting where practicable;  

• inclusion of the Innsworth Meadow SSSI and other habitat areas as part of the 
longer term landscape management for the development; 

• incorporation of better quality/condition hedgerows and other tree cover to assist in 
defining new development; 
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• ‘buffer’/screen planting where the impact on new development on existing views is 
likely to be significant, for example along Innsworth Lane; 

• ‘infill’ of hedgerow with new planting where those offering visual screening are 
currently not continuous or include sections needing re-enforcement; 

• detailed masterplanning and modelling of constraints, such as the floodplain and 
the development of an appropriate surface water drainage strategy, to determine 
whether overall site capacity should actually be reduced from 2,500 dwellings,; and 

• the movement and access strategy to avoid impact on existing residential areas, 
integrate new and exiting neighbourhoods and examine the potential for a new 
access on to the A40. 
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5. South of Cheltenham 

5.1 Introduction 
The South of Cheltenham Area of Search - 3E (see Figure 5.1) is located on the southern edge 
of Cheltenham, framed by the area of Leckhampton to the north-east, Leckhampton Lane to the 
south and south-east and the A46 Shurdington Road to the west.   

The Area of Search lies partly within the administrative boundary of Tewkesbury Borough 
Council whilst the northern section is located within Cheltenham Borough.  The northern and 
eastern boundaries of the Study Area follow the residential edges of Leckhampton.  To the 
south/south-east, the boundary of the Study Area includes the rising slopes of the Cotswold 
Scarp at Leckhampton Hill and Shurdington Hill, which fall within the Cotswold AONB.  To 
the west and north-west the boundary is clearly defined by the A46 Shurdington Road.  

The landform within the Study Area is gently undulating and ranges from 70-80m AOD in its 
north-west corner to 200m AOD at Leckhampton Hill.  There are a small number of existing 
farms with associated ancillary buildings scattered throughout the site including Dutch Farm, 
Lynfield Farm, Church Farm and Brizen Farm.  There are also a number of public footpaths, 
including a section of the Cheltenham Circular Footpath, in the north-east. 

Land use is mainly pasture.  Fields on the lower, flatter areas are larger and more regular in 
pattern compared to the smaller and irregularly shaped fields on the rising slopes to the south.   

A number of streams begin on the slopes of the Leckhampton and Shurdington hills and flow 
into the Ham and Hatherley Brooks.  There are three fairly large water bodies located near 
Lynfield Farm. 

Woodland cover is limited, but there is a large network of hedgerows, most of which are very 
well maintained at a variety of heights with occasional trees.  This creates various levels of 
enclosure, giving an impression of a well-wooded landscape in flatter areas.  In addition to 
pasture, land uses include Hill View Nursery and a number of orchards.  These are generally 
mature in age and scattered throughout the Study Area.  Most are not maintained and could 
provide valuable habitats and associated biodiversity.   

The northern part of the Study Area stretches between Farm Lane and the existing residential 
edges of Leckhampton.  The landscape is varied and consists of a large number of trees and 
hedgerows, creating a feeling of enclosure.  This area also contains a variety of uses such as 
sports playing fields, farms and agricultural buildings, orchards, tree nurseries, and also 
residential cottages, allotments and offices.  There are a number of streams with woody bank-
side vegetation.  The field pattern is irregular, contributing to the rural character.  

The Area of Search comprises four broad parcels of land:  

• land at Brizen; 

• Shurdington Orchards; 

• Leckhampton; and 
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• Cotswold Escarpment. 

The Land at Brizen is situated to the south-east of the A46 Shurdington Road, north-east of an 
unnamed watercourse, south-west of the existing development adjacent to Brizen Farm and 
bounded to the south by Leckhampton Lane.  Within this part of the Area of Search, relevant 
planning history relates to two sites: 

• Land at Farm Lane, located to the south of Brizen Farm.  An outline planning 
application for 350 dwellings, landscaping and associated uses was submitted in 
June 2007.  An appeal was made for non-determination of this application in 2007.  
This appeal was dismissed and consent refused in January 2009. 

• Land west and south of Brizen Farm.  An outline planning application for 360 
dwellings, local centre, park and ride site and associated uses was submitted in 
October 2008.  This application is yet to be determined. 

Shurdington Orchards comprises the land to the south-west of an unnamed watercourse, north of 
Leckhampton Lane and south-east of the A46 Shurdington Road.  There is no relevant planning 
history on this part of the Area of Search. 

The Leckhampton part of the Area of Search is located within Cheltenham Borough Council 
and comprises land between the western edge of Leckhampton and the existing development to 
the east of Brizen Farm.  There is no relevant planning history on this part of the Area of 
Search, however, this land was considered at the Cheltenham Borough Council Local Plan 
Second Review Inquiry held in November 2004 where objectors to a revision of the Green Belt 
boundary to include the land put forward a proposal for development of 550 dwellings.  
However, the Inspector14 concluded that such development would materially harm the rural 
character and appearance of the area and in particular the contribution it makes to the landscape 
within the site and when seen from the AONB.   

The Cotswold Escarpment area comprises the entirety of the land to the south of Leckhampton 
Lane within the Area of Search.  There is no relevant planning history on this part of the Area of 
Search, which forms part of the Cotswold Area of Outstanding Natural Beauty (AONB).  

5.2 Landscape Character 

5.2.1 Landscape Character - National Level 
The Area of Search lies within the south-west of the Severn and Avon Vales National Character 
Area (see section 3.3.2). 

5.2.2 Landscape Character - County Level 
The Study Area falls within the Settled Unwooded Vale Landscape Character Type, which is 
divided into two landscape character areas: the Vale of Berkeley and the Vale of Gloucester.  
The Area of Search is located within the Vale of Gloucester.  To the north the Study Area 
borders the urban landscape character area of south Cheltenham.  Immediately to the east, the 

                                                      
14 In Cheltenham Borough Local Plan Second Review 1991-2011 Inspector’s Report. 
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Study Area borders the Escarpment Landscape Character Type and the Cooper’s Hill to 
Winchcombe Landscape Character Area. 

The Landscape Character Areas covering the South of Cheltenham area are shown on Figure 5.2 
and the Landscape Context is shown on Figure 5.3. 

5.2.3 Settled Unwooded Vale Landscape Character Type 
The Settled Unwooded Vale Landscape Character Type is the most extensive landscape 
character type within the Severn Vale, extending from Dursley and Cam; while further to the 
north it surrounds Gloucester and Cheltenham.  The lower slopes of the Cotswold Escarpment 
form the eastern perimeter of this Character Type.  The Settled Unwooded Vale coincides with 
the Area of Search extending south-east of Leckhampton Road, as far as the Escarpment 
Landscape between Coopers Hill and Winchcombe.  

The Settled Unwooded Vale is principally underlain by Lias Group mudstones and sandstone, 
overlain by extensive areas of drift deposits creating a soft, gently undulating landscape.  The 
regular patchwork of arable and pasture fields is enclosed largely by neat hawthorn hedges and 
agricultural landscape spreads throughout the Vale between the settled and more developed 
areas.  Copses and woodland are rare but the flat landscape, with its network of hedgerows and 
trees, creates the feeling of a well vegetated landscape.  The landscape settlement patterns are 
heavily influenced by industrial and modern developments in villages and on the outskirts of 
Gloucester and Cheltenham.  Transport links have a strong influence on the landscape, leading 
to its erosion.  Through the wider Vale of Severn a large number of brooks and streams drain 
the landscape.  The remnants of the Saxon period can often be seen as ridge and furrow patterns 
on the agricultural fields.  The historic cores of villages often include half-timbered buildings 
and church spires also create important landmarks.  

Key characteristics are summarised in Table 5.1. 

Table 5.1 Key Characteristics for the Settled Unwooded Vale Landscape Character Type 

� Soft, gently undulating to flat landscape. 

� Mixed arable and pastoral land use enclosed by hedgerow network, in places forming a strong landscape 
pattern. 

� Limited woodland cover with mature hedgerow trees and occasional orchards. 

� Rural areas bordered by large urban and suburban areas and interspersed with commercial and industrial 
premises. 

� Varied mix of buildings materials including brick, timber and stone, slate and thatch roofing. 

� Proliferation of modern ‘suburban’ buildings styles and materials. 

� Major transport corridors pass through the Vale, frequently aligned north to south. 

� Widespread network of pylons and transmission lines. 

Source: LDA, (January 2006).  Gloucestershire Landscape character assessment9 
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5.2.4 Escarpment Landscape Character Type  
The Cotswold Escarpment is a narrow area stretching from Mickleton in the north as far as Bath 
in the south-west, forming a prominent landscape feature broken only occasionally by valleys.  
Locally, the Escarpment Landscape Character Type coincides with the eastern part of the Area 
of Search around Dog Kennel Wood.  

The Escarpment offers extensive views westward toward Gloucester, Evesham, Bristol and 
Cheltenham.  The upper slopes of the Escarpment are outward looking with embayments and 
combes creating a dissected appearance.  The base of the Escarpment is better suited to 
agriculture and has been divided into moderately sized fields predominantly used as improved 
pasture.  Many fields are irregular, with occasional ridge and furrow.  There are a number of 
open and public access sites located along the Escarpment.  Settlements are limited on the upper 
reaches of the Escarpment due to landform constraints and are generally sited below the spring 
line.  

Key characteristics are summarised at Table 5.2.  

Table 5.2 Key Characteristics for the Escarpment Landscape Character Type 

� Steep exposed and elevated west facing scarp slope, partly cloaked in semi-natural broadleaved woodland. 

� Generally poor soils and steep sloping relief of the Escarpment not suited to arable farming, and primarily 
used for pasture and woodland. 

� Distinct sense of elevation with dramatic panoramic views over the Severn Vale. 

� Continuity of Escarpment. 

� Gentler landform on lower slopes. 

� Woodlands, hedgerows, scrub and isolated trees give the impression of a well treed landscape. 

� Several large town and cities are located at varying distances west of the foot of Escarpment. 

Source: Cotswold Area of Outstanding Natural Beauty (AONB) Partnership (2004) Cotswolds Landscape Character 
Assessment.  

5.2.5 Vale of Gloucester Landscape Character Area (SV6B) 
The Vale of Gloucester is bounded by the principal urban areas of Gloucester, Cheltenham and 
Tewkesbury to the south-west, south-east and north respectively.  The Character Area extends 
across all of the Area of Search on the north side of Leckhampton Road. 

The characteristic geology for this character area comprises intermittent small ridges, hillocks 
and undulations that rise above the general level of the Vale.  In some locations the undulating 
landform encloses views whilst in other areas there are distant views beyond the Vale landscape 
towards the Vale Hillocks, the Cotswold Escarpment, the Escarpment Outliers and more distant 
views.  The soil quality is determined by the distribution of superficial deposits, predominantly 
mudstones, but also heavier clays and Cheltenham Sands.  The watercourses rise on the 
Cotswold Escarpment and flow through low-lying areas between the undulations of the Vale 
towards the River Severn.   

There are a variety of land uses, covering a mixture of pasture pattern with occasional arable 
land use.  In the wider Vale landscape, low hedgerows with scattered hedgerow trees form the 
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common boundary treatment.  These hedgerows are generally well maintained, although some 
are becoming either gappy or overgrown.  In other areas the hedgerow network is beginning to 
break down due to field amalgamation, with hedgerow trees and scrubby vegetation marking the 
lines of former field boundaries.  The other land uses in the Vale include a number of orchards 
to the west of Gotherington and sites supporting areas of semi-natural grassland.  Views towards 
high voltage pylons are also a characteristic of the Vale of Gloucester, and these often have 
visual prominence in the flat landscape.   

The influence of settlement on the character of the Vale landscape varies in its nature and 
extent.  Some areas have a deeply rural feel, while others remain under a strong urban edge 
influence.  The flat landscape with intervening vegetation provides good natural barriers 
limiting visual influences across the lower ground.  The settlements are characterised by 
housing types in varying architectural styles.  In the eastern portion of the Vale, stone properties 
tend to dominate in villages reflecting their proximity to the Cotswolds.  Gloucestershire Way, 
one of the most important National Trails within Gloucestershire, and Cheltenham Circular 
Footpath both pass near the site.  The Study Area broadly reflects the characteristics of the Vale 
of Gloucester.  The key characteristics of the Vale of Gloucester are presented in Table 5.3.

Table 5.3 Key Characteristics for the Vale of Gloucester Landscape Character Area 

� Bounded by the principal urban areas of Gloucester, Cheltenham and Tewkesbury. 

� Intermittent small ridges, hillocks and undulations that rise above the general level of the Vale. 

� The undulating landform encloses views in some areas whilst in other areas the views are distant. 

� Variety of distribution of superficial deposits. 

� Number of watercourses flow across the Vale. 

� Pastures comprise of the combination of improved and semi improved pasture with scrubby areas of pasture 
commonly found adjacent to settlement edges. 

� Hedgerows are generally well maintained. 

� Number of orchards. 

� Limited woodland cover. 

� Strong influence of the road network. 

� Mix of rural character and urban influence. 

Source: LDA, (January 2006).  Gloucestershire Landscape character assessment9 

5.3 Visual Context 

5.3.1 Overall Visual Context - Land at Brizen 
Visually, Brizen is very much part of the Settled Unwooded Vale on the southern edges of 
Cheltenham, although influenced by the neighbouring residential development, the road 
network and views towards the Cotswold Escarpment.  The location of the site on the edges of 
the landscape character area reflects the transitional character of the views available.  The views 
from the site looking into the surrounding areas are restricted in many locations by the rich 
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network of hedgerows and hedgerow trees.  However, to the east, Shurdington and 
Leckhampton Hills are prominent landscape features, representing the only long views available 
at the Study Area.  The remaining views are short, limited mainly by hedgerows, trees, a few 
residential properties and in some locations by the undulating landform.  At present, there are no 
visually prominent features within the site apart from the two streams running along the 
northern and southern boundaries. 

To the north the site adjoins the existing residential properties located along The Lanes and 
Brizen Lane.  There are varied levels of visibility towards the site available from these 
properties.  Properties along The Lanes are on slightly elevated ground as is the public footpath 
running along the northern boundary of Brizen Farm.  However, the views are screened by 
intervening vegetation and trees, and are only available through gaps in the hedgerow.  More 
open views towards the site are likely to be experienced from rear gardens and from the public 
footpath running between these properties.  It is also likely that there are upper storey views 
from The Lanes, from which any landscape change would be evident.  Views from the 
properties along the Brizen Lane and Nourse Close (in the southern part of The Lanes) are 
similarly sensitive in this respect. 

Further east, the northern boundary of the site follows an existing hedgerow until it reaches 
Leckhampton Lane, where it then follows a low hedgerow marking the eastern boundary.  The 
views from the eastern section of Farm Lane are restricted by hedgerows and trees alongside the 
road and lines of hedgerow located further to the south.  There are a small number of residential 
properties oriented towards the site from Leckhampton Lane.  

Views to the south are currently screened by hedgerow and hedgerow trees following the field 
boundaries towards Shurdington.  In the south-west corner of the site the boundary follows the 
farm buildings adjoining the A46 Shurdington Road and Hatherley and Redding’s Cricket Club.  

To the west the boundary of the site runs along the A46 Shurdington Road.  This boundary is 
screened by a mix of low and high hedgerows with the trees.  Views towards the site are 
available from the care home for elderly people and vehicles moving along the A46 Shurdington 
Road. 

The land at Brizen is also clearly evident in the middle distance from within the Cotswold 
AONB from the Cotswold Way at Leckhampton Hill. 

5.3.2 Visual Receptors - Brizen 
The field survey identified the following receptors with potential views that include the site:  

• users of the public footpath running along The Lanes residential properties; 

• residential properties along The Lanes and Brizen Lane; 

• users of the Cheltenham Circular Footpath National Trail to the north-east, beyond 
Farm Lane and users of the Cotswold Way Visitors to the Devil’s Chimney 
viewpoint at Leckhampton Hill; 

• motorists on Farm Lane; 

• farm buildings located on Farm Lane; 

• the cottage located on Leckhampton Road near to the junction with Church Lane; 
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• five cottages adjacent to Leckhampton Lane opposite the eastern boundary of the 
site; 

• motorists on Leckhampton Lane and the A46 Shurdington Road; 

• the public footpath running along the A46 Shurdington Road; and 

• the public footpath between Shurdington, Shurdington Hill and Leckhampton. 

5.3.3  Overall Visual Context - Shurdington Orchards 
The visual context of Shurdington Orchards is very similar to the land at Brizen, with a similar 
network of hedgerows and hedgerow trees.  To the north views are limited by intervening 
hedgerow vegetation and views towards the site from the residential properties, public footpaths 
and road network around the site are limited.  To the east views are available from the few 
residential properties located along Leckhampton Lane and from Leckhampton Lane itself.  

There is a watercourse in the southern part of the site along which there is dense vegetation 
restricting views further into the site from the residential properties along Leckhampton Lane 
close to Shurdington.  To the west there are a number of residential properties which have views 
toward the eastern part of the site, though further views across the site are restricted by the 
network of hedgerows.  The site is also again clearly evident in views from the Cotswold Way 
on Leckhampton Hill, this being a key viewpoint, providing extensive views across the Vale of 
Gloucester from within the AONB.  However, the views from Shurdington Hill are 
predominantly screened by trees and woodland on the scarp slope. 

5.3.4 Visual Receptors - Shurdington Orchards 
The field survey identified the following receptors as having potential views that include the site 
or parts of the site: 

• users of the public footpath running through the Brizen site; 

• residential properties in The Lanes and on Brizen Lane; 

• motorists on Farm Lane and Leckhampton Lane; 

• cottages located along Leckhampton Road; 

• residential properties at the Tynings on the A46 Shurdington Road;  

• users of the public footpath between Shurdington, Shurdington Hill and 
Leckhampton; and 

• visitors to the Devils Chimney viewpoint at Leckhampton Hill and walkers on the 
Cotswold Way. 

5.3.5 Overall Visual Context - Leckhampton 
Leckhampton is generally well enclosed, primarily as a consequence of the local screening 
effect of the native hedgerows and hedgerow trees, which occur both within the site but also 
predominate along its boundaries.  
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To the south, a native hedgerow limits the majority of the views from Farm Lane.  The majority 
of receptors with potential views of the site occupy residential properties, surrounding the site to 
the north, east and west.   

However, views from the north are limited due to hedgerows and from the west are largely 
prevented by native hedgerows bordering the A46 Shurdington Road, the exception being a 
small section of the road where the roadside field boundary comprises post and rail fencing, 
allowing views across the site and towards the Cotswold Escarpment and the AONB.   

To the east views are again largely prevented by the presence of native hedgerows and by 
fencing and vegetation within the rear gardens of properties.  As with Shurdington and Brizen, 
the site is again evident from important, publicly accessible viewpoints from within the AONB 
on Leckhampton Hill that provides extensive views across the Vale of Gloucester.    

5.3.6 Visual Receptors - Leckhampton  
The field survey identified the following receptors as having potential views that include the site 
or parts of the site: 

• users of the public footpath running through the Leckhampton site; 

• residential properties;- to the north-west along the A46 Shurdington Road; to the 
north-east along Highwood Avenue, Merlin Road, Moreland Grove and 
Charnwood Road; to the east along Hall Road and Church Road and to the west 
along Farm Lane; 

• views from vehicles using the road network surrounding the site; 

• vehicles moving along Kidnappers Lane within the site; 

• views from cottages and residential buildings forming a part of the farmsteads 
within the site; and 

• views from the public footpaths on Leckhampton Hill. 

5.3.7 Overall Visual Context - Cotswold Escarpment 
Views with various degrees of openness are available from numerous locations within the Study 
Area towards the slopes of the Cotswold Escarpment.  Views are available from land at Brizen, 
and also from the urban edges of Cheltenham, the network of public footpaths and roads near 
the Study Area.  The Escarpment is also prominent from further to the west and represents a 
major feature forming part of the highly valued Cotswold landscape as reflected in its AONB 
designation.  The Escarpment in this location is part of the rural backdrop and key to the setting 
of the urban area to the north and west.  The Escarpment also offers key views from which the 
wider landscape character is evident.  The views from Shurdington Hill and Leckhampton Hill 
do however vary in openness as do those from residential properties situated on Leckhampton 
Hill Road and other lanes within the area, where the majority of views are screened by 
hedgerows and tree cover. 
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5.3.8 Visual Receptors - Cotswold Escarpment 
The field survey identified the following receptors as having potential views including the 
Escarpment: 

• users of the extensive public footpath system following the Escarpment; 

• residential, recreational and other receptors at numerous locations to the west, 
where the Escarpment forms the backdrop to the Vale of Gloucester; 

• residential properties along The Lanes, Brizen Lane, and the edges of Cheltenham; 

• residential properties situated on the Escarpment itself; 

• motorists using  the A46 Shurdington Road, Leckhampton Lane and the network of 
other minor roads to the immediate west; and 

• farm buildings and cottages located to the east of Shurdington Hill and 
Leckhampton Hill. 

5.4 Assessment of Landscape Character Sensitivity

5.4.1 Brizen 
The land at Brizen is located within the Settled Unwooded Vale Landscape Character Type and 
at the local scale, within the Vale of Gloucester Landscape Character Area.  The field survey 
confirmed that this site conforms to the description of the character area within the 
Gloucestershire Landscape Character Assessment.  The A46 Shurdington Road is a particular 
feature in the local landscape, the presence of vehicle traffic detracting from the less busy 
surroundings.  The road forms a strong boundary to the site’s west.  

Leckhampton Lane, although quieter, also forms a clear physical boundary to the site’s east, 
beyond which lies the Cotswold AONB.  

The site has a strong relationship with the Cotswold Escarpment and presents an open, 
foreground aspect, with pasture and native hedgerows, the latter containing a number of mature 
trees that add to the  rural character.  The rural character remains evident, although less so, when 
seen from the east, its urban fringe location becoming increasingly apparent as higher ground is 
reached. 

The site includes small watercourses corresponding to the mature hedgerows that define the 
field boundaries.  With the exception of the adjacent residential perimeter, where non-native 
species of vegetation are evident, the site’s tree and hedgerow cover is generally indigenous, 
reinforcing the prevailing Vale landscape character. 

At a local level, the presence of overhead pylons (passing through the neighbouring Shurdington 
Orchards site) is a detractor, although given the context, including the landscape backdrop 
provided by the AONB, this is not significant.  
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5.4.2 Shurdington Orchards 
Shurdington Orchards again conforms to the description of the Settled Unwooded Vale 
Landscape Character Type and at the local scale within the Vale of Gloucester Landscape 
Character Area and represents a southerly continuation of the landscape evident at Brizen, albeit 
with some local contrast.  The site is again influenced and partly defined in its extent by the A46 
Shurdington Road and Leckhampton Lane and the landscape is characterised by a network of 
hedgerows (occasionally broken in places) with hedgerow trees dividing the fields into regular 
shapes.  However, towards the south, close to residential development at The Tynings, the site 
includes an extensive area of orchards that is no longer actively managed.  The orchards are a 
particularly noticeable feature.  

As a southerly continuation of the Brizen site, Shurdington maintains a strong visual 
relationship with the backdrop provided by the Cotswold Escarpment and AONB, and forms a 
component of the contrasting Vale of Gloucester character.  The character of the immediate area 
of both this and the Brizen site has however been eroded to an extent by the encroachment of 
settlement over time, including The Tynings and Shurdington. 

The open views across the Shurdington site and then towards the Cotswold Escarpment are key 
to maintaining the overall sense of contrasting character between the Vale and Escarpment from 
local viewpoints.  

Two watercourses run east-west across the site and a third is located on the boundary with the 
land at Brizen.   

There is also a nursery located on the edge of the Study Area, which again conforms to the 
description of the landscape character area.  There is a variety of architectural styles in the 
vicinity of the site, and further to the south in Shurdington, which is again indicative of change 
within the landscape as development has occurred.  The characteristic of the Study Area broadly 
reflects the description of the Vale of Gloucester.  

5.4.3 Leckhampton 
The area of land at Leckhampton is located within the Settled Unwooded Vale Landscape 
Character Type and at the local scale within the Vale of Gloucester Landscape Character Area.  
The field survey confirmed that this area conforms broadly to the description of the Landscape 
Character Area within the Gloucestershire Landscape Character Assessment.   

Apart from the noticeable presence of two plant nursery businesses, land use within the site is 
predominantly pasture.  The network of fields are bounded by mature hedgerow, generally 
proving a strong sense of enclosure, which is reinforced by the presence of mature native trees, 
including tree belts following a number of watercourses through the site, and also those within 
hedgerows around the site perimeter.  The site also includes a number of old orchards associated 
with farmsteads, which whilst in decline, appear to remain under management.  Elsewhere, local 
character is reinforced through the presence of mature individual or grouped trees which form 
prominent features.  Overall, the vegetation following stream courses and field boundaries is 
extensive and very well established, contributing to the locally rural character, which contrasts 
strongly with the adjacent urban environment.  

The site contains some dispersed settlement, a number of buildings have historical value and in 
the case of Church Farm and Moat Cottage, are listed.  The curtilage to these and other historic 
buildings are also of value both in respect of building setting and contribution to the historic 
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character of the local landscape.  Buildings are also surrounded by gardens which are on the 
Schedule of Registered Parks and Gardens, confirming their conservation status. 

The site is gently undulating, with a general fall in a northerly direction.  However, the 
Cotswold Escarpment is clearly visible from the site.  In contrast, views towards the landscape 
of the Vale are largely screened by the surrounding vegetation.   

5.4.4 Cotswold Escarpment 
The most attractive attributes of the Cotswold Escarpment are the woodland, the network of 
hedgerows and hedgerow trees, and low stone walls used as the curtilage of houses or to mark 
field boundaries.  These are underpinned by the significant, positive contribution to the wider 
setting afforded by the noticeable change in topography presented by the Escarpment.    

Settlement is sparse on the slopes rising towards Leckhampton Hill and Shurdington Hill and 
the pastoral fields reduce in size and become more irregular in pattern as the upper slopes are 
reached.  The transition between the Vale Landscape Character of the land at Brizen, 
Shurdington and Leckhampton and that of the Escarpment is experienced from the various 
recreational footpaths in the vicinity. 

The value placed on the landscape is recognised in its designation as an AONB.  As such, 
further development would be inappropriate and the proximity of the AONB to the Brizen, 
Shurdington and Leckhampton sites elevates the wider sensitivity to change in this area of 
search. 

5.4.5 Natural Factors 
Consideration of natural factors encompasses vegetation types, tree cover type and pattern, and 
the extent of semi-natural habitat. 

Brizen  
Within the Brizen site there are no deciduous or coniferous woodland areas.  Trees within the 
site are located within the well maintained network of hedgerows with a variety of densities and 
maturity.  The land at Brizen is in agricultural use, mostly as pasture, and likely to offer greater 
ecological value than equivalent arable land.  There are two watercourses running along the 
hedgerows in the eastern part of the northern and southern boundaries.  The dense vegetation 
and the presence of water bodies are likely to be of some value as semi-natural habitats.  The 
sensitivity of these natural attributes is considered to be ‘moderate’ to ‘high’. 

Shurdington Orchards 
The pastures, hedgerow network and vegetation along the streams in the eastern part of the site 
contribute to the landscape character.  There are also valuable areas of orchard habitat and 
biodiversity to the rear of the residential properties at Tynings.  As the result the sensitivity of 
the natural attributes of the site is considered to be ‘high.’  

Leckhampton 
The dominant land use at Leckhampton is pasture, again having potentially higher ecological 
value in comparison to more intensively managed agricultural land.   



Draft - See Disclaimer 
68 

 

 
 

h:\projects\ea-210\#25000 projects\25233 tewkesbury (sub file, main in bristol)\1 client\reports\urban extensions\draft 
final urban extensions boundary study.doc 

© Entec UK Limited 

 July 2010 
 

 

 

 

Leckhampton also benefits from a high proportion of semi-natural habitat associated with 
watercourses and areas of semi-improved grassland and old orchard.  There are also a relatively 
large number of native trees associated with the hedgerows to which can be added a significant 
number of ornamental trees surrounding domestic driveways, courtyards and gardens.  The 
surroundings to Berry’s Nursery contain a mix of vegetation including native tree species, and 
coniferous and ornamental trees.  Whilst the latter are clearly not indigenous, they nonetheless 
offer enclosure and some degree of ecological benefit.  Taking account of the prevalence of 
native and semi-natural features the sensitivity of the site in respect of ‘natural factors’ is judged 
to be ‘moderate’ to ‘high’. 

Cotswold Escarpment 
Further to the south and east of the application boundary, woodland cover becomes more 
evident as does the network of native hedgerows and watercourses and pastoral fields.  Any loss 
of these features would be particularly detrimental to the landscape character of the Cotswold 
AONB area, and the area’s in respect of these (and other) contributors to its character is clearly 
‘high’.

5.4.6 Cultural Factors 
Cultural factors include consideration of broad land use and settlement pattern, field boundaries 
and enclosure, also ‘time depth’ (i.e. evidence of historic land use). 

Land Use and Settlement Pattern
• Brizen - The land within the site is primarily used as pasture.  There is no 

settlement within the site, although there are a small number of residential 
properties adjoining the site boundary.  Urban settlement to the north of the Brizen 
site is evident and impinges on the rural character of the site. 

• Shurdington Orchards - Land use is predominantly pasture but also arable land 
and orchards.  There is no settlement within the site, although linear development 
has occurred along the A46 Shurdington Road and to a lesser extent along 
Leckhampton Lane.  The settlement at Shurdington itself currently remains discrete 
from Cheltenham although there is limited open land remaining either side of the 
A46 Shurdington Road linking the village to the town.  

• Leckhampton - Leckhampton is again predominantly pasture, although also 
includes some limited, dispersed settlement, contrasting with the much more 
intensively developed urban area to the north.  The presence of historic and listed 
buildings, including others nearby that are visible from viewpoints in the area, 
reinforces the sense of cultural heritage in the vicinity.  The combination of land 
use and features having strong cultural heritage association distinguishes this site 
from those above. 

• Cotswold Escarpment - The Escarpment is predominantly undeveloped, 
consisting of agricultural land, settlement being confined to a small number of 
residential properties and farmsteads off Leckhampton Lane.  The absence of 
development has ensured that the underlying character has been retained, although 
the aspect to the west is dominated by the presence of the Cheltenham urban area. 
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Taking the above into account it is concluded that both Leckhampton and to the greatest degree, 
the Escarpment are of ‘high’ sensitivity.  Both Brizen and Shurdington Orchards are judged to 
be of ‘moderate’ sensitivity. 

Tree Cover
• Brizen - Trees occur as single specimens predominantly associated with 

hedgerows, reinforcing the underlying pattern of agricultural land use. 

• Shurdington Orchards - Trees again occur as single specimens but are 
predominantly associated with hedgerows and also occur along the watercourse 
close to the Tynings.  The area of old orchards, while in decline, is indicative of a 
historic land use in the area, although now detracts in terms of the general 
condition of the landscape. 

• Leckhampton - Trees occur as single specimens but are predominantly associated 
with hedgerows and along watercourses.  A number of notable mature individual 
trees within meadows and hedgerows reinforce the sense of mature landscape 
setting and historic land use. 

• Cotswold Escarpment - Well established single trees, hedgerow trees and on the 
upper slopes, peripheral to the Study Area, woodland, are all present on the 
Escarpment, maintaining evidence of the historic pattern of land use in the area and 
as such are features of significance in preserving the prevailing character and 
perceived value of the AONB.   

The sensitivity of tree cover is judged to be ‘moderate’ to ‘high’ at both Brizen and Shurdington 
and ‘high’ at Leckhampton and on the Escarpment. 

Field Pattern
• At Brizen, Shurdington and Leckhampton, field pattern is generally irregular and 

typifies that extending elsewhere within the Vale character area, representing the 
underlying agricultural land use.  Of more significance is the relative size of fields 
in this vicinity, and in combination with the presence of vegetation, the degree to 
which this contributes to the sense of enclosure.  Field pattern on the Escarpment 
becomes more irregular on the upper slopes and is again a strong indicator of the 
area’s heritage. 

Sensitivity in terms of field pattern is judged to be ‘moderate’ to ‘high’ at Brizen, Shurdington 
and Leckhampton and on the Escarpment, ‘high’. 

‘Time Depth’  
• At Brizen and Shurdington, the sense of ‘time depth’ is undermined by the 

encroachment of recent development into the rural landscape, including the 
presence of the A46 Shurdington Road, which is now a major feature.  However, at 
Brizen, the presence of ridge and furrow provides some evidence of more historic 
land use.  

• In contrast, at Leckhampton, there is a strong sense of cultural heritage which is 
preserved, in spite of the proximity of the site to the urban edge, as the site also 
benefits by being screened from nearby recent development.  The site’s sense of 
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place and history is particularly strong due to the presence of the moat and fish 
pond Scheduled Monument, and historic buildings in the vicinity, also the presence 
of surviving ridge and furrow in the east of the site. 

• The Escarpment area also demonstrates a particularly strong sense of ‘time depth’ 
inherent in the largely unspoilt rural character, including evidence of former land 
use where ridge and furrow agricultural land survives.  

In respect of the above, sensitivity is again judged to be ‘moderate’ to ‘high’ at Brizen and 
Shurdington and ‘high’ at Leckhampton and on the Escarpment. 

5.4.7 Landscape Quality and Condition 
The quality of the landscape has been considered by taking into account intactness, condition 
and degree to which it is representative of the prevailing landscape character in the area. 

Intactness
• Brizen: Landscape elements are showing some evidence of decline, for example 

broken and low hedgerows, and the increasing amounts of ornamental species 
along the eastern edge of the site, which otherwise is predominantly rural with a 
strong dominance of native species.  Intactness is also adversely affected by the 
residential properties north-west of the site and the road network.  In this respect 
the Brizen site has therefore been assessed as ‘moderate’.  

• Shurdington Orchards: The residential properties along the A46 Shurdington 
Road and Leckhampton Lane at the approach to Shurdington and their associated 
road traffic have a strong influence in this area.  Therefore the intactness of the 
land at Shurdington Orchards has been appraised as ‘moderate’. 

• Leckhampton: The landscape at Leckhampton is generally intact, retaining a 
recognisable pattern of well established landscape features creating a highly 
distinct and characterful landscape at the southern edge of Cheltenham.  Sensitivity 
is therefore ‘high’. 

• The Escarpment: The Study Area within the AONB is largely unspoilt and intact, 
having not been significantly affected by changing land use practices and 
presenting a particularly distinctive character that is reflected in its AONB 
designation.  While towards the urban edge of Cheltenham, this is to some degree 
eroded, overall character remains intact and sensitivity to change is judged to be 
‘high’.  

Landscape Condition
• Brizen: Whilst there is some evidence of loss of hedgerow, the landscape is being 

maintained in generally very good condition, and although hedgerow has been 
allowed to grow on, hedgerows are generally well maintained and elsewhere 
appear regularly managed.  The pasture also remains in good condition and overall 
sensitivity is judged to be ‘moderate’ to ‘high’. 

• Shurdington Orchards: Condition is variable across the site, with a noticeable 
contrast between the unmanaged orchards close to the Tynings and fields 
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elsewhere in the site.  Throughout the site, hedgerows are generally in good health, 
while gappy in places and appear not to be regularly managed, although this has 
not affected its general condition.  Overall sensitivity is judged to be ‘moderate’. 

• Leckhampton: Overall condition is good, with actively managed agricultural land, 
well maintained field boundaries and hedgerows and trees in generally good health.  
Given the contribution that these elements make to the particular character of the 
Leckhampton site, sensitivity is judged to be ‘moderate’ to ‘high’. 

• Escarpment: The condition of the land within the AONB is good.  Hedgerows, 
trees, the mosaic of fields, and occasional low stone walls combine together to 
underpin the prevailing landscape character.  Sensitivity in terms of overall 
condition is judged to be ‘high’. 

Representation of Typical Character 
The Area of Search conforms to the description of the Landscape Character Area and includes 
many positive attributes, particularly at Leckhampton and the Escarpment.  

5.4.8 Aesthetic Factors 
Aesthetic factors have involved judgements on the scale, evolution and ‘naturalness’ of the 
landscape, incorporating consideration of form, line, texture etc. as summarised at Figure 3.2. 

Scale
In considering the predominant sense of scale within the landscape, the Study Area 
demonstrates some contrast, primarily as a consequence of the combined effect of existing 
development, the field pattern (and hence effects of enclosure due to trees and hedgerows) and 
impact of the rising topography to the east. The sense of scale at Brizen, Shurdington and 
Leckhampton is broadly similar, although due to the enclosure afforded at Leckhampton, the 
landscape becomes more intimate in places, increasing its sensitivity at a local level.  In 
contrast, the Escarpment area presents a far more expansive, large scale landscape, which 
becomes increasingly apparent as the summits of Leckhampton Hill and Shurdington Hill are 
reached.  

Leckhampton and the Escarpment are both judged to be of ‘high’ sensitivity in terms of the 
sense of scale within these landscapes, but for opposing reasons.  At Leckhampton, the enclosed 
nature of much of the site and the sense of intimacy afforded by the pattern of field boundaries 
could be lost as a consequence of development.  The contrasting scale of the Escarpment, 
evident from both within the AONB and from further west is in part derived from the continuity 
of rural land use that is evident along the Escarpment due to the absence of development.   

At Brizen and Shurdington the sense of scale is marginally greater than at Leckhampton, 
suggesting a greater ability to absorb appropriately designed development, and both are 
therefore judged to be of ‘moderate’ sensitivity in this respect. 

Other Aesthetic Factors  
All of the sites within the Area of Search retain their rural, agricultural characteristics, and 
where development has occurred this has been ‘organic’ rather than planned.  In the main 
development has not significantly undermined landscape character within the sites themselves.  
However, where evident, change due to surrounding development at the periphery of the sites is 
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evidence of more formally planned change, particularly influencing a sense of ongoing, if 
gradual, change.  Both the Leckhampton site and the Escarpment are considered ‘high’ in terms 
of their sensitivity as there is little sense of ongoing change, whereas the sensitivity of Brizen 
and Shurdington is considered ‘moderate’.     

At Brizen and at Shurdington Orchards the sense of ‘naturalness’ is strongly affected by the 
adjacent residential properties and the presence of the road network.  Although native vegetation 
is present and natural watercourses, the landscape does not demonstrate a prevailing ‘natural’ 
character.  

At Leckhampton however, the indigenous tree cover and the visual link between the site and the 
rising topography to the east, suggests a more ‘natural’ character.  The Escarpment, with its 
distinctive topography and irregular patterns of vegetation further emphasises this characteristic.  
Sensitivity is therefore judged to be ‘moderate’ to ‘high’ at Brizen and Shurdington and ‘high’ 
at Leckhampton and the Escarpment.  In summary, overall sensitivity to the loss of the aesthetic 
attributes is therefore judged to be as follows: 

• Brizen - moderate to high; 

• Shurdington Orchards - moderate to high; 

• Leckhampton - high; and 

• the Escarpment - high. 

5.4.9 Summary of Landscape Character Sensitivity  

Brizen 
The overall landscape character sensitivity of the land at Brizen is ‘moderate’ to ‘high’.  There 
are a number of landscape elements, represented by the watercourses, hedgerow trees and 
hedgerows, and ridge and furrow patterns where loss would be considerable.  However, the 
urban edge and the adjacent residential properties strongly influence landscape character.  

Shurdington Orchards 
The overall landscape character sensitivity of the land at Shurdington Orchards is ‘moderate’ to 
‘high’; many of the factors that at a local level are evident at Brizen are also evident at this site.  

Leckhampton 
The landscape character sensitivity at Leckhampton generally is ‘high’.  Within this area there 
are a large number of valuable natural elements, including watercourses with associated 
vegetation.  Most significantly, although well separated visually from its immediate urban 
surrounding, the site has a particularly strong visual link with the AONB, reinforced by the 
physical links provided by local footpaths. 

Cotswold Escarpment 
The slopes of the Cotswold Escarpment are of particularly ‘high’ sensitivity.  The Cotswold 
Escarpment is the most prominent feature in the area.  Its network of hedgerows, woodlands, 
low stone walls, sparse settlement, and pastures create a strong sense of ‘naturalness’. 
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Most significantly, the visual relationship between the contrasting landscapes of the Escarpment 
and the Vale of Gloucester is of key importance.  As such, the balance between local sensitivity 
at a ‘site level’ (for example presence of local hedgerow and other features) and the effect of 
development of these sites on the wider landscape as perceived from the AONB is a critical 
consideration.    

5.5 Assessment of Visual Sensitivity 
An assessment of the visual sensitivity of the Area of Search has been undertaken.  This is 
evidenced within Appendix D which comprises a series of photoviews and descriptions for each 
of the Areas of Search.  A summary relevant to the South of Cheltenham Area of Search is set 
out next. 

5.5.1 Summary of Visual Sensitivity 

Brizen   
Should development occur, the most sensitive visual receptors potentially experiencing change 
would be occupants of properties along Brizen Lane and The Lanes, also:  

• Along Farm Lane and Leckhampton Lane to the south. 

• A residential care home on the A46 Shurdington Road to the west, and motorists 
using this road may also experience a change in views, to an extent potentially 
obstructing longer views to the backdrop provided by the Escarpment, although 
from various viewpoints these longer views are already obstructed by vegetation. 

• The distant views from the lower slopes of Shurdington and Leckhampton Hills are 
also often restricted by foreground vegetation.  However, views from the Cotswold 
Way are open and the development would be evident as an expansion of the 
encroachment that has already occurred eastwards beyond the A46 Shurdington 
Road.  Whilst distant, and therefore to an extent assimilated within the wider 
landscape, the urban extension would, without careful design, intrude within the 
foreground of the vista west across the Vale. 

Taking the above into account, it is concluded that overall visual sensitivity is ‘moderate’. 

Shurdington Orchards 
Visual sensitivity for Shurdington Orchards is similar to the land at Brizen, in that the site is 
surrounded locally by a small number of residential properties and potential views also exist 
from nearby Public Rights of Way.  The effect of development upon views experienced from 
the AONB would potentially be greater than that for Brizen however, as the site extends further 
south.  This would result in a more significant effect of apparent ‘severance’ as the urban area of 
Cheltenham extends across the Vale landscape.  While locally therefore, sensitivity would be 
‘low’, overall sensitivity is judged broadly to be ‘moderate’. 

Leckhampton 
The Leckhampton site is well enclosed and benefits from extensive perimeter hedgerow that 
generally provides extensive screening to the site.  Visibility to the site from the immediate 
surrounds is therefore very limited (an exception being a small section of the A46 Shurdington 
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Road where hedgerow is missing).  Other than from the south/south-east, more distant views are 
not experienced due surrounding development combined with the low, broadly level 
topography. 

From the south/south-east however, the site is evident from the AONB as an extension of the 
rural surroundings towards the town.  This is particularly so towards the boundary of the 
AONB, although in terms of the sites contribution to the Vale landscape character, this is 
undermined due to the proximity of the urban edge when viewed from higher levels in the 
vicinity of the Cotswold Way.  On balance therefore, sensitivity is judged to be ‘moderate’ to 
‘high’. 

Cotswold Escarpment  
The AONB designation reflects the value placed upon the Escarpment landscape.  The visual 
sensitivity of the Escarpment is correspondingly ‘high’ and development likely to be 
inappropriate in terms of its effects upon the character of the landscape. 

5.6 Summary of Overall Landscape Sensitivity  

Brizen  
Although there is potential to mitigate landscape effects as part of site planning and design, the 
land at Brizen includes a number of landscape elements such as hedgerows, hedgerow trees, and 
ridge and furrow patterns which are generally intact, in reasonable condition and make a 
positive contribution to the prevailing landscape character.  Being currently unchanged, the site 
also contributes to the diversity of character in the locality, presenting a contrast to the Cotswold 
Escarpment.  Overall landscape sensitivity is considered to be ‘moderate’ to ‘high’ (see Table 
5.4). 

Table 5.4 Landscape Sensitivity to a Specific Type of Change at the land at Brizen 

Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

Landscape character 
sensitivity 

 
Moderate - High 

Sensitivity of natural factors: 

Sensitivity of elements likely to be 
affected by residential/industrial 
change.

Potential loss of habitats and vegetation associated with 
the watercourses and of semi improved grassland. 

 

Moderate 

Sensitivity of cultural factors: 

Sensitivity of elements likely to be 
affected by residential/industrial 
change. 

Primarily pasture with well defined hedgerow and field 
pattern and moderate sense of ‘time depth’.   

 

Moderate - High 

Landscape quality/condition 

In terms of intactness, 
representation of typical character 

Landscape is generally intact, in reasonable condition, 
and is representative of the typical landscape character.   

 

Moderate - High 
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Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

and condition (or state of repair) of 
elements contributing to character 

Sensitivity of aesthetic factors: 

For example scale, level of 
enclosure, diversity, colour, form, 
line, pattern and texture of 
landscape.

Lacks the more intimate scale evident at Leckhampton, 
although retains the interest provided by the contrast 
between the site and the Escarpment to the south.  The 
proximity of nearby development is to some extent 
balanced by the presence of more natural features 
including hedgerow and watercourses. 

 

 

Moderate - High 

Visual sensitivity 
 

Moderate 

Visibility of landscape: 

The probability of change in the 
landscape being highly visible. 

There is the low to moderate visibility of the landscape 
around the perimeter of the site; however, development is 
likely to be particularly evident from key views 
experienced from the Cotswold Escarpment. 

Moderate 

Type and number of receptors: 

Number of people likely to perceive 
change and their reason for being 
there.

Development would result in change for a moderate 
number of residential properties in the vicinity of the site 
and to users of public footpaths including those on the 
Escarpment.  Development would also be evident from 
certain points along the roads surrounding the site.  
Recreational users of the footpath system to the 
south/east would be most sensitive although not 
necessarily high in number. 

 

 

Moderate 

 

Mitigation potential 

The likelihood that change could be 
mitigated 

Mitigation potential is high in the immediate vicinity of the 
site, although development is likely to remain very 
evident from the high ground to the south/east.   

Moderate 

Landscape value Moderate - High 

Presence of designations The site lies adjacent to the Cotswold AONB. Moderate - High 

Other criteria The landscape within the site boundary and on the 
adjacent plots is in good condition. 

Moderate - High 

Overall Landscape Sensitivity  MODERATE - 
HIGH

  

Shurdington Orchards  
As with the land at Brizen, the site again includes a number of elements, the loss of which 
should be avoided.  The old orchards are worth noting, which by now have created a rich and 
ecologically valuable habitat.  In particular, the extension of development towards Shurdington 
could lead to the amalgamation of Cheltenham with Shurdington significantly affecting key 
views across the Vale from the AONB.  The overall landscape sensitivity for the Shurdington 
site is assessed to be ‘moderate’ to ‘high’ (see Table 5.5).   
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Table 5.5 Landscape Sensitivity to a Specific Type of Change of the Shurdington Orchards 

Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

Landscape character 
sensitivity 

 
Moderate - High 

Sensitivity of natural factors: 

Sensitivity of elements likely to be 
affected by residential/industrial 
change.

Network of hedgerows, hedgerow trees, ridge and furrow 
pattern, existing pastures. 

Old orchards, offering potentially valuable habitat. 

 

High 

Sensitivity of cultural factors 

Sensitivity of elements likely to be 
affected by residential/industrial 
change. 

Land use and settlement pattern would alter significantly 
when considered in the wider context of the existing 
urban edge and the discrete settlement of Shurdington. 

Time depth has, to an extent, been undermined by the 
immediate proximity of the A46 Shurdington Road, 
although other features make a positive contribution.  

  

 

Moderate - High 

Landscape quality/condition 

In terms of intactness, 
representation of typical character 
and condition (or state of repair) of 
elements contributing to character 

Landscape is again generally intact, in reasonable 
condition, apart from the orchard area, and is 
representative of the typical landscape character. 

 

 

Moderate 

Sensitivity of aesthetic factors 

For example scale, level of 
enclosure, diversity, colour, form, 
line, pattern and texture of 
landscape.

Lacks the more intimate scale evident at Leckhampton, 
although again retains the interest provided by the 
contrast between the site and the Escarpment to the 
south.  

 

 

Moderate 

Visual sensitivity 
 

Moderate 

Visibility of landscape: 

The probability of change in the 
landscape being highly visible. 

Views in the immediate locality of the site are limited, 
although change will be evident from within the wider 
landscape setting. 

Moderate 

Type and number of receptors: 

Number of people likely to perceive 
change and their reason for being 
there.

Low number of residential properties. 

Moderate number of vehicles moving along the adjacent 
network of roads. 

Low number of pedestrians moving along the public 
footpaths. 

 

Low - Moderate 

Mitigation potential 

The likelihood that change could be 
mitigated 

There appear to be good opportunities to mitigate the 
visual effects of development locally, although on site 
mitigation is unlikely to address the perceived change in 
settlement pattern in elevated views from the south/east. 

Moderate 

Landscape value Moderate - High 

Presence of designations The site lies adjacent to the Cotswold AONB. Moderate - High 
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Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

Overall Landscape Sensitivity  MODERATE - 
HIGH

  

Leckhampton  
On balance, the overall landscape sensitivity for the Leckhampton site is assessed to be ‘high’ 
(see Table 5.6).  However with regards to visual sensitivity, the Leckhampton site is well 
enclosed and confined particularly towards the northern part of the site.  At a local level, 
provision of access for development would change this situation at some locations.  Also the 
residual visual impacts would also depend upon the retention of existing hedgerows and trees, 
especially around the perimeter of the site.  This study has however, summarised landscape 
amenities on the basis of the Leckhampton site in its entirety.  Parts of the site are however less 
sensitive than others, for example to the north in the vicinity of the commercial nurseries.  The 
opportunity for limited development, without significant landscape effects, may be present in 
this area, subject to a detailed assessment of development options, land ownership and local 
environmental constraints.   

Table 5.6 Landscape Sensitivity to a Specific Type of Change of Leckhampton 

Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

Landscape character 
sensitivity 

 
High

Sensitivity of natural factors: 

Sensitivity of elements likely to be 
affected by residential/industrial 
change.

Pastoral land uses, vegetation associated with 
watercourses, semi improved grassland.   

 

Moderate - High 

Sensitivity of cultural factors 

Sensitivity of elements likely to be 
affected by residential/industrial 
change. 

Presence of historic and listed buildings, combined with 
other features typical of a well established and mature 
landscape setting, including scheduled monument. 

  

 

High 

Landscape quality/condition 

In terms of intactness, 
representation of typical character 
and condition (or state of repair) of 
elements contributing to character. 

The landscape is generally intact and in good condition.  
Representative of typical character. 

 

Moderate - High 

Sensitivity of aesthetic factors 

For example scale, level of 
enclosure, diversity, colour, form, 
line, pattern and texture of 
landscape.

Enclosed small scale landscape well screened from 
nearby development offering contrasting views out 
towards the Escarpment. 

 

High 
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Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

Visual sensitivity 
 

Moderate - High 

Visibility of landscape: 

The probability of change in the 
landscape being highly visible. 

Locally well enclosed, but visually exposed to the south.    

High 

Type and number of receptors: 

Number of people likely to perceive 
change and their reason for being 
there.

Moderate numbers of the receptors in the immediate 
locality, however the site has a strong visual relationship 
with the Escarpment from which there are also key views 
across the Vale of Gloucester of which the site is a part. 

 

Moderate - high 

Mitigation potential 

The likelihood that change could be 
mitigated. 

There would be some potential to mitigate the effects of 
development, although mitigation is unlikely to be fully 
effective when considering the impact of change within 
the wider landscape setting.  

 

Moderate - High 

Landscape value High

Presence of designations Scheduled Monument; Registered Parks and Gardens.  
Listed buildings.  The site lies adjacent to the Cotswold 
AONB. 

High 

Landscape sensitivity to a specific type of change  HIGH

  

Cotswold Escarpment 
The area within the Cotswold Escarpment is highly valuable in terms of its visual and landscape 
character sensitivity.  Therefore the overall landscape significance would be ‘high’ (see Table 
5.7).  

Table 5.7 Landscape Sensitivity to a Specific Type of Change of the Cotswold Escarpment 

Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

Landscape character 
sensitivity 

 
High 

Sensitivity of natural elements: 

Sensitivity of elements likely to be 
affected by residential/industrial 
change.

Network of hedgerows, hedgerow trees, ridge and furrow 
pattern, existing pastures, low stone walls, habitats and 
woodland.  

 

 

High 

Sensitivity of cultural elements 

Sensitivity of elements likely to be 
affected by residential/industrial 
change. 

Land use - High. 

Tree cover - High. 

Field pattern - High. 

 

High 
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Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

Settlement pattern - High 

Time depth - High 

Landscape quality/condition 

In terms of intactness, 
representation of typical character 
and condition (or state of repair) of 
elements contributing to character. 

Intactness  - High 

Condition - High 

Representation of typical character - High 

 

High 

Sensitivity of aesthetic elements 

For example scale, level of 
enclosure, diversity, colour, form, 
line, pattern and texture of 
landscape.

Scale - High 

Evolution - High 

Naturalness - High 

 

High 

Visual sensitivity 
 

High 

Visibility of landscape: 

The probability of change in the 
landscape being highly visible. 

High 

High 

 

High 

Type and number of receptors: 

Number of people likely to perceive 
change and their reason for being 
there.

High numbers of receptors including residential 
properties, users of public footpaths and vehicles in close 
proximity to this character area but also at longer 
distances. 

 

High 

Mitigation potential 

The likelihood that change could be 
mitigated. 

Mitigation potential is low.  

High 

Landscape value Moderate 

Presence of designations - - 

Other criteria Condition of the landscape within the site boundary and 
on adjacent plots. 

Moderate 

Overall Landscape Sensitivity HIGH

  

5.7 Green Belt Assessment 

5.7.1 Existing Boundaries 
The eastern boundary of the Green Belt extends to Leckhampton Hill road and then runs west 
generally along the southern edge of Cheltenham to the A46 Shurdington Road and beyond.  
Development outside the Green Belt further to the east has been, and will continue to be, 
constrained by the Cotswold AONB.  The existing Green Belt boundary to the south of 
Cheltenham largely follows the edges of urban development with some limited room for 
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expansion or additional development in the Leckhampton and Brizen areas.  The Green Belt, 
within the Area of Search, also has some areas that do not make a significant contribution to 
Green Belt purposes or have weak boundaries.   

Opportunities therefore exist to revise the Green Belt boundary south of Cheltenham in order to 
make it more robust and bring it into line with PPG2.  In doing so the boundary considered 
needs to be set to at least allow for the growth identified in the Draft Revised RSS. 

5.7.2 Previous Studies 
The Green Belt within and in the vicinity of the Area of Search was assessed as part of the 
Urban Extension Evidence Base Review which concluded that the land played a significant role 
in safeguarding the countryside and preventing the coalescence of Cheltenham and Shurdington 
to the south.  It should be noted that land at Leckhampton does not currently fall within the 
Green Belt.  It was assessed as part of the Cheltenham Green Belt Review15 which found that the 
land did not warrant inclusion within the Green Belt.   

Furthermore, the Inspector at the CBC Local Plan Second Review Inquiry also concluded that 
the area within Cheltenham did not warrant Green Belt status as, aside from restricting 
encroachment into the countryside, it did not fulfil Green Belt purposes.  The Inspector instead 
suggested that the land could be adequately protected via generic policies on landscape quality 
grounds adding that the land is not within the principal urban area but is open and part of the 
town’s countryside setting.    

Looking to the longer term, the Inspector recommended that the future development of the area 
be considered as part of wider, sub-regional working in support of the South West RSS.  In this 
context, he concluded that “this may not, of course, lead to a change in policy, since the 
concerns which I have expressed for the landscape of the area may prevail even in this wider 
geographical context and longer timescale.  This work is for other people at another time, 
however, and here I have tried to consider the approach to be taken within the life-time of this 
Plan that best serves the Council’s aim - which I support - of protecting this land”.16 

The EiP Panel has subsequently considered that there is scope for some development within the 
wider Area of Search without harm to the AONB, the outlook from Leckhampton Hill or to the 
local environment.  However, the Panel stresses that not all of the Area of Search may be 
suitable for housing.    

It is notable that the Area of Search defined in the Draft Revised RSS (refer to Figure 2.1) 
extends from the A46 in the west possibly to the A435 area in the east.  In contrast EiP Panel 
comments focus essentially on the Leckhampton and Shurdington areas, the land to the east 
being within the AONB.  For these reasons it was determined that the focus of this study would 
be the area east of the A46 and west of the AONB extending to Shurdington. 

5.7.3 Green Belt Purposes  
Entec’s consideration of the Area of Search is provided in the following section and addresses 
the three main areas considered: 
                                                      
15 AERC Consultants (2007) Cheltenham Green Belt Review. 
16 Paragraph 10.158. 
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• Leckhampton; 

• land at Brizen; and 

• Shurdington Orchards. 

The fourth area considered in landscape terms, Cotswold Escarpment, has been discounted from 
further assessment given its AONB status and high overall landscape sensitivity. 

Check Unrestricted Sprawl 
The Green Belt boundary currently follows a combination of landscape features, road 
boundaries and edges of existing built-up areas.  The existing developments at Warden Hill and 
Leckhampton exhibit the characteristics of urban sprawl that has occurred in the past and the 
current Green Belt boundary appears to have been defined by the development.  A degree of 
ribbon development along the A46 Shurdington Road and fingers of growth along Farm Lane 
also erode the Green Belt in this area. 

The Leckhampton area has been almost entirely enclosed with development, with perhaps the 
exception of the most southerly part of the site.  It is entirely outside the Green Belt with a 
strong boundary formed by the edge of development, Church Road and Farm Lane.  This area 
contributes little to this Green Belt purpose and has already been removed. 

The Brizen Farm area (especially the southern section) and Shurdington Orchards area play a 
more significant role in controlling urban sprawl and restricting ribbon development along the 
A46.  This has already occurred to a degree and further development would reinforce this, with 
development extending well beyond the existing urban area where there are few strong 
boundaries.  Some smaller changes may be less significant in the northern Brizen Farm area.  
Shurdington Orchards area is detached from the existing urban areas.  

The Brizen and Shurdington Orchards Areas make a significant contribution to this Green Belt 
purpose. 

Prevent Neighbouring Towns from Merging 
The current Green Belt provides an important area of separation between the urban area of 
Cheltenham and Gloucester along the A46 corridor and, in so doing, also separates Shurdington 
from Cheltenham. 

Whilst the Green Belt here can be seen as preventing coalescence between these settlements 
there has already been some erosion of separation by ribbon development along the A46 
Shurdington Road.  If the Brizen and Shurdington Orchards areas were released from the Green 
Belt for development there would be a risk of merging Cheltenham with Shurdington, and 
erosion of the degree of separation between Cheltenham and Gloucester as a result of ribbon 
development along the A46. 

The Leckhampton area makes little contribution to this Green Belt purpose and has already been 
removed from the Green Belt.  The Shurdington Orchards and, in particular, the southern 
section of the Brizen area make a significant contribution to this Green Belt purpose. 
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Safeguarding the Countryside from Encroachment 
The Cotswold AONB extends westwards to the A46 Shurdington Road, with Leckhampton 
Lane forming the northerly limit.  The Green Belt and the Cotswold AONB overlap in the area 
south of Leckhampton Lane and between the A46 Shurdington Road and Leckhampton Hill. 

There has been historic encroachment into the countryside with some ribbon development along 
the A46 Shurdington Road, Leckhampton Lane and Leckhampton Hill road.  However, the 
landscape preserves it open rural character and the encroachment that has occurred has not 
brought about an overall urbanising influence.  

It is notable from the landscape assessment that all three areas considered indicate ‘medium’-
‘high’ or ‘high’ landscape sensitivity overall and in terms of landscape value.  While local 
visual sensitivity is perhaps more limited by the generally flat topography and vegetation, the 
visual connectivity with the higher areas within the AONB and limited scope for mitigation are 
identified.  The Brizen and Shurdington areas clearly contribute to views across the vale and 
separation between Shurdington and Cheltenham. 

The Shurdington Orchards and Brizen areas make a significant contribution to this Green Belt 
purpose. 

Preserving Historic Towns 
Shurdington is an historic village that was in existence in the eleventh century, although it 
underwent considerable expansion in the 1960s.  The original historic centre of the village has 
been surrounded by larger areas of modern development, particularly to the south.  Retreat of 
the Green Belt could have a detrimental impact on the character of Shurdington as a separate 
settlement if subsumed into the Cheltenham urban area. 

Cheltenham is a Regency town but has undergone considerable expansion in the southern parts.  
The historic town has been separated from the Green Belt in this location by modern 
development, and retreat of the Green Belt will have no detrimental effect on the historic 
character. 

The Shurdington Orchards and Brizen areas are making a contribution to this Green Belt 
purpose. 

Green Belt Purposes Summary 
 

   Cotswold Escarpment, Brizen south and Shurdington Orchards areas make a 
   significant contribution to Green Belt purposes. 

   The Brizen north area makes a contribution to Green Belt purposes.  

   Leckhampton makes a limited contribution to Green Belt purposes and has already 
   been removed in the Cheltenham Local Plan. 
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5.7.4 Revised Green Belt Boundary Options 

Three broad Green Belt boundary options have been drawn at South of Cheltenham as shown on 
Figure 5.4.  These are: 

SC Option 1 - Retain Existing Green Belt Boundary 
Under this option the boundary would be for the most part retained as currently defined in 
current development plans.  The existing boundary runs from the A46 in the west along the rear 
of existing development off The Lanes to the end of the development off Brizen Lane.  From 
this point it runs south along a watercourse and hedge line to join Leckhampton Lane, which is 
then the boundary up to the existing urban edge of Leckhampton.  

A modification could be considered which made a relatively limited change to remove land 
immediately around Brizen Farm itself by continuing to follow the watercourse and hedge to a 
point by the roundabout with Up Hatherley Way. 

As this boundary for the most part utilises roads, the existing urban edge and combined hedge 
and watercourses they are relatively strong defensible boundaries.  

SC Option 2 - Brizen 
In this option the revised western Green Belt boundary would follow the A46 Shurdington Road 
south to Chargrove Lane and then follow the unnamed stream south-east to Leckhampton Lane.  
It would then follow Leckhampton Lane and Church Lane north to meet the existing boundary.   

This boundary, whilst following reasonably strong features such as roads and watercourses, is 
not as well defined as SC Option 1.  This is mainly due to the lack of vegetation along the 
watercourse and the poorly defined edge where it joins the A46.  However, there is no obvious 
better alternative in this location, and features such as the power lines were considered to be 
inferior and weaker boundary options. 

This would release the whole of the Brizen land, some of which is less sensitive land, for 
development whilst still preserving a limited measure of separation between Cheltenham and 
Shurdington.  

SC Option 3 - Shurdington 
A third option was considered which utilised the A46 running south to Shurdington, joining 
with existing boundary around Shurdington itself and then returning north along Leckhampton 
Lane.  This option uses a strong defensible boundary and would allow for longer term growth 
beyond the plan period if required; however, it would completely erode the separation between 
Shurdington and Cheltenham if development were to be proposed.  Also, as a result of 
development, the Vale of Gloucester Character Area would be further undermined.  This would 
occur as a result of the loss of open landscape, which makes a significant contribution to the 
setting.  This is particularly evident in viewpoints from the Cotswold Area of Outstanding 
Natural Beauty.  

5.8 Urban Extensions Boundary Options 
In order to determine the Area of Search’s ability to accommodate the required housing growth 
set out in the Draft Revised RSS, other constraints and considerations, aside from those relating 
to landscape and Green Belt issues, need to be taken into account.  These are outlined within the 
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following sections and, combined with the landscape assessment work and the assessment of the 
Green Belt, have informed the urban extension boundary options.  

5.8.1 Constraints Mapping 
The identified constraints within the South of Cheltenham Area of Search are shown on Figure 
5.5.  These comprise the following: 

• Cotswold Area of Outstanding Natural Beauty (AONB); 

• existing built form/development, allotments, orchards and playing fields; and 

• significant existing landscape features, largely comprising woodland blocks and 
tree groupings as well as orchards and areas of identified ridge and furrow. 

However, it should be noted that the Leckhampton area is quite complex and small scale in 
landscape and land use terms.  Whilst existing built development has been excluded from the 
developable area calculations there may well be scope for redevelopment, for example existing 
nurseries (circa 6ha).  This has not been tested and neither has related land ownership, 
landowner intensions and access constraints that can only be addressed through a detailed 
masterplanning exercise. 

5.8.2 Capacity Testing 
The South of Cheltenham Area of Search is required to accommodate 1,300 new homes by 
2026, split between Tewkesbury Borough (700 dwellings) and Cheltenham Borough (600 
dwellings).  Table 5.8 shows the land take requirements for this amount of housing growth, at 
both 40dph and 50dph, along with the additional uses necessary to support an urban extension 
of this size. 

Table 5.8 South of Cheltenham Land Take Requirements 

Use Land Take (ha) 
40dph 

Land Take (ha) 
50dph 

Residential (net residential area 
including children’s playspace) 

32.5 26.0 

Public Open Space (adult/youth only) 5.4 5.4 

Education 1.6 1.6 

Employment 5.0 5.0 

Community  1.9 1.9 

Sub Total 46.4 39.9 

Infrastructure @ 10% 4.6 4.0 

Total 51 44 
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As the Draft Revised RSS splits the housing figures between Tewkesbury Borough and 
Cheltenham Borough, the land take requirements have also been split.  These are shown in 
Table 5.9. 

Table 5.9 South of Cheltenham Land Take Requirements - Borough Split 

Use Tewkesbury 
Borough 

(700 dwellings)
40dph 

Tewkesbury 
Borough 

(700 dwellings)
50dph 

Cheltenham 
Borough  

(600 dwellings) 
40dph 

Cheltenham 
Borough 

(600 dwellings)
50dph 

Residential (net 
residential area 
including children’s 
playspace) 

17.5 14.0 15.0 12.0 

Public Open Space 
(adult/youth only) 

2.9 2.9 2.5 2.5 

Education 1.6 1.6 0 0 

Employment 2.7 2.7 2.3 2.3 

Community  1.0 1.0 0.9 0.9 

Sub-Total 25.7 22.2 20.7 17.7 

Infrastructure @ 10% 2.6 2.2 2.1 1.8 

Total 28 24 23 20 

 

The constraints mapping of the South of Cheltenham area enables the true developable part of 
the Area of Search to be ascertained.  This is achieved by deducting the area of the constraints 
which can not be developed (for example the floodplain, existing built form areas and 
significant landscape features) from the overall Area of Search area.  This calculation is set out 
in Table 5.10. 

If the constrained area is deducted from the overall site area it is possible to determine the land 
which can be developed as part of the urban extension. 
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Table 5.10 South of Cheltenham Constrained Area 

Use Tewkesbury 
Borough Council 

Area (ha) 

Cheltenham 
Borough Council 

Area (ha) 

Total Area
(ha)

Total site area 247.0 73.7 320.8 

AONB 166.0 0 166.0 

Significant landscape features 
(outside AONB) 

4.4 6.0 10.4 

Existing built form/development 
(outside AONB) 

12.9 28.1 41.0 

Total constrained area 183.3 34.1 217.4 

Total developable area* 63 39 103 

* Calculated using total site area less total constrained area  

* Leckhampton area may have potential for the redevelopment of existing developed areas circa 7-8ha, primarily 
nurseries; these have not been included as land owner intensions are not known. 

 

As identified in Table 5.10, over 103ha of land is developable within whole of the Area of 
Search.  This is in the region of 52ha (at 40dph) above the required land take necessary to 
support the Draft Revised RSS housing growth to 2026. 

Within Tewkesbury Borough Council’s boundary, 63ha of land is developable (35ha more than 
the land take necessary to accommodate TBC’s element of growth at 40dph) whilst 39ha is 
developable within Cheltenham Borough.  

5.8.3 Identification of Urban Extension Boundary Options 
As set out in section 5.7.3, three options have been considered for the review of the Green Belt 
boundary.  The SC Option 3, extending to Shurdington, has been discounted given that it could 
potentially result in the coalescence of the settlement with Cheltenham and would not be needed 
to meet RSS requirements.  

As a result, two options for the urban extension boundary options have been tested, initially 
based on retaining the existing boundary (SC Option 1) and including further land at Brizen (SC 
Option 2).  

Figures 5.6 and 5.7 show the urban extension boundary options, along with the location of the 
developable areas within each boundary, which could deliver the required growth. 

SC Option 1 includes the whole of the Leckhampton area and part of the land at Brizen (south 
of Brizen Farm and west of Farm Lane).  This option comprises 89ha of land (15ha within TBC 
and around 74ha within CBC) of which over 53ha is considered to be developable (just under 
14ha within TBC and over 39ha within CBC).  It is therefore possible to accommodate the Draft 
Revised RSS housing growth and accompanying supporting uses within this urban extension at 
an average density of 37dph (this is lower than the density range within the Draft Revised RSS 
suggesting an element of flexibility).  However, it is not possible to meet the specific split set 
out in Policy HMA3 (700 dwellings in TBC and 600 dwellings in CBC).  



Draft - See Disclaimer 
87 

 

 
 

h:\projects\ea-210\#25000 projects\25233 tewkesbury (sub file, main in bristol)\1 client\reports\urban extensions\draft 
final urban extensions boundary study.doc 

© Entec UK Limited 

 July 2010 
 

 

 

 

This does not take into account the potential for recycling of land at Leckhampton (further 7-
8ha) or a small potential boundary adjustment at Brizen Farm (further 7ha).  If these options 
were pursued it would allow the more landscape sensitive southern part of Leckhampton to be 
avoided. 

SC Option 2 includes all land within SC Option 1 plus the remainder of the land at Brizen.  The 
total area of this urban extension comprises over 119ha of land of which 80ha is considered to 
be developable.  The developable area is split roughly 50:50 between the two Councils.  This is 
nearly double the amount of land required to accommodate the housing growth, and supporting 
uses, and is able to deliver the required split between the two districts. 

5.8.4 Urban Extension and Green Belt Boundary Options Assessment 

SC Option 1 - Retain Existing Green Belt Boundary 

Does the option accommodate the Draft Revised RSS housing growth, and supporting uses, at 
a density between 40-50dph? 

This urban extension option provides sufficient land to accommodate the total developable area 
requirement, including the 1,300 new homes, at an average density of 37dph (which is lower 
than the Draft Revised RSS range).  This suggests some limited flexibility when the potential 
for the redevelopment of existing uses is also considered.  

The option does not, however, allow the specified split between the two districts to be 
accommodated as the amount of developable land within TBC’s boundary is not sufficient.  
This option, therefore, would require the land within CBC’s boundary to deliver more new 
homes (approximately 1,000 in total).  

More detailed testing is required given the complexity of the landscape context and associated 
uses, and therefore the ability of this option to deliver a comprehensive masterplanned 
approach.  This should seek to safeguard important landscape features, especially through the 
central and southern parts of the Leckhampton area. 

Is the option contained within a Green Belt boundary that meets the guidance on the criteria 
for defining Green Belt boundaries within PPG2? 

The urban extension option is contained within the existing Green Belt boundary as currently 
defined.  The option forms a relatively robust defensible boundary using a combination of 
strong urban edges, roads and hedgerows combined with watercourses in line with PPG2.  
Maintaining this boundary also directs development to those locations nearest to the existing 
urban area and shortest distance from the town centre and local services, meeting sustainability 
objectives.  It utilises land that would generally make a limited contribution to Green Belt 
purposes and maintains the integrity of the important gap between Cheltenham and 
Shurdington.  

Maintaining this boundary would limit longer term development opportunities in this location, 
but this is not a matter that should be considered in relation to one Area of Search in isolation. 
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Does the option maintain and/or enhance the existing landscape character, taking into 
account any necessary mitigation measures? 

Development at Leckhampton would result in the erosion of its local landscape character and 
undermine its wider visual relationship and links in this area with the Cotswold Escarpment 
(which is particularly sensitive to the south).  The close knit field pattern in the area would also 
be threatened, although visually, the area is well enclosed and hence in the immediate vicinity 
some development could be accommodated.  

The southerly limit of development, as defined by the existing Green Belt boundary, would 
maintain an appropriate demarcation between the wider urban edge and the Vale to the south.  
Development here, however, would impact on the sensitive boundary as defined by 
Leckhampton Lane.  Of the three options considered, SC Option 1 would focus development on 
Leckhampton and as a consequence the most sensitive landscape area (particularly the southern 
parts, with a high sensitivity). 

Overall, it is concluded that the existing landscape character would be significantly eroded and, 
notwithstanding mitigation (including respecting the setting of the Scheduled Monument), 
development would detract from the overall landscape character.  This needs to be balanced 
with achieving sustainable patterns of development, the potential for mitigation and the 
importance of protecting the Green Belt between Shurdington and Cheltenham.  This may 
indicate that a minor adjustment to the boundary around Brizen Farm itself might be preferable 
along with redevelopment to add flexibility.  Development would then focus on the northern 
Brizen area and northern Leckhampton area first with detailed landscape appraisal and 
masterplanning determining ultimate capacity and the extent of area to the south of 
Leckhampton and along Leckhampton Lane that should remain undeveloped. 

SC Option 2 - Brizen 

Does the option accommodate the Draft Revised RSS housing growth, and supporting uses, at 
a density between 40-50dph? 

This urban extension option provides sufficient land to accommodate the total developable area 
requirement, including the 1,300 new homes, and a split between the two Councils as specified 
in the Draft Revised RSS. 

SC Option 2 could also provide a significant amount of housing for post 2026 with a further 
30ha of developable land than currently required.  Although not as close to the urban area as SC 
Option 1 it would still provide a sustainable development opportunity very close to the existing 
urban fringe. 

Is the option contained within a Green Belt boundary that meets the guidance on the criteria 
for defining Green Belt boundaries within PPG2? 

GB Option 2 follows the line of the watercourse running from the A46 Shurdington Road to 
Leckhampton Lane and existing road infrastructure, which is recognised by PPG2 as a 
defensible boundary.  The watercourse boundary could benefit from strengthening by additional 
planting should this option be taken forward.  There are no other more robust boundaries in this 
location. 

The openness of the Green Belt and separation between Shurdington and Cheltenham would be 
partially maintained.  However, the gap would be eroded to 500m-600m and therefore it raises 
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the question whether the southern half of the Brizen land should be kept permanently open.  
This would mean restricting development so that it did not extend further south than the existing 
development at Brizen Lane and the A46/Up Hatherley Way junction. 

Does the option maintain and/or enhance the existing landscape character, taking into 
account any necessary mitigation measures? 

SC Option 2 adopts a development boundary along a stream course where the field boundary 
hedgerow is less well defined than others in the vicinity in terms of its associated vegetation, but 
marks a logical point at which to limit development, given the constraint imposed by the 
overhead power line to its south.  

The landscape assessment considers the Brizen site to be of ‘moderate’ to ‘high’ sensitivity, 
because of its contribution to the prevailing open character of the Gloucester Vale (particularly 
as perceived from higher ground to the east) but also as the site includes a number of 
characteristic landscape features that make a positive contribution to the setting.  Although with 
sensitive site planning development could retain much of the underlying field pattern, at the 
densities required to meet demand the extension would be evident as a southerly extension to 
the urban area.  

Locally, in addition to maintaining hedgerows where possible, appropriate mitigation would 
include the strengthening of the southern boundary using indigenous planting and softening the 
boundary between any development and Leckhampton Lane.  

Development further south than that suggested by the proposed revised Green Belt boundary 
would be inappropriate due to the loss of the ‘Vale Landscape’ and the coalescence of 
Shurdington with Cheltenham, which in landscape terms is likely to result in a significant 
extended foreground of ribbon development when viewed from the east. 

By establishing an acceptable southern boundary however, the land at Brizen would still be 
insufficient to fully meet the complete growth at South of Cheltenham on its own.  To address 
the shortfall, there would therefore remain a need to develop around 10ha of the Leckhampton 
area.  

5.8.5 Recommendation 
It is recommended that the Green Belt be revised to include the land within the north part of the 
Brizen area.  This is generally SC Option 1 which maintains the current Green Belt boundary as 
proposed in the Cheltenham and Tewkesbury Local Plans with a minor boundary modification 
at Brizen Farm and the A46/Up Hatherley Way junction (refer to Figures 5.4 and 5.6).    

Subject to detailed appraisal, consideration of design options and taking account of the range of 
land uses in the vicinity, the most appropriate course of action would be to consider only partial 
development of Leckhampton focussing primarily on its northern area and land at Brizen.  Any 
shortfall against the RSS requirement may need to be identified elsewhere or densities increased 
if appropriate. 

Any detailed masterplanning of the urban extension will need to take into account the following 
site specific elements, test possible options and site capacity (in addition to those generic issues 
set out at section 3.6):  
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• An overall landscape strategy that maintains and reinforces the woodland areas and 
hedgerow pattern on land at Brizen and, as far as practicable, adopts this 
underlying pattern in accommodating new development.  

• Investigate, at a detailed level, development at Leckhampton focussed on the less 
sensitive northern areas, maintaining the vegetation and watercourse features; also 
conserving and enhancing the setting of the footpaths through the southern site area 
and the setting of the Scheduled Ancient Monument.  

• ‘Buffer’/screen planting to reinforce the southern edge to development along the 
watercourse and Leckhampton Lane. 

• Maintain the integrity of the Leckhampton Lane boundary to the Brizen site, 
including additional landscape planting to soften the impact of development in this 
vicinity. 

• Investigate existing land use and ownership issues and therefore determine the 
deliverability of a comprehensive approach to the planning of a sustainable urban 
extension.  This should consider infrastructure delivery, access/movement strategy, 
potential for redevelopment of existing uses, impact on existing farms, phasing and 
potential for advanced landscaping.  

• Reinforcing the separation and retained Green Belt land between Cheltenham and 
Shurdington. 
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6. East of Gloucester 

6.1 Introduction 
The East of Gloucester Area of Search - 3C (see Figure 6.1) is located to the north of the 
settlement of Brockworth, east of the City of Gloucester and the M5 motorway. 

To the north it is bounded by the A417 Brockworth Bypass, to the east by the A46 Shurdington 
Road, to the south the residential edge of Brockworth and to the west the M5 motorway.  To the 
east, the Cotswold AONB reaches the boundary of the Area of Search. 

The landform within the Study Area is gently undulating, reaching 70m AOD in its north-east 
corner next to Henley Bank Farm to approximately 40m AOD where it abuts the M5 motorway.  

Within the Study Area there are a few existing farms with associated scattered ancillary 
buildings including Henley Bank Farm and Brockworth Court; the latter currently being used as 
an art exhibition centre with associated art shop and church.  An important landscape feature 
running across the western part of the Study Area is Horsbere Brook.  The western part of this 
watercourse runs through agricultural fields and along the southern boundary, where it adjoins 
the residential properties of Ermin Park.  There are also a number of public footpaths in the 
western part of the Study Area.  

Within the Study Area there are a variety of agricultural fields mainly in arable use.  The sizes 
of the fields are moderate, surrounded by a network of hedgerows in good condition, although 
gappy in places.  There are a relatively low number of trees creating a limited sense of 
enclosure.  The majority of the hedgerow trees are associated with Horsbere Brook and also 
around the St. George’s Church and farm buildings. 

Although there has been some interest in the land from developers, no formal planning 
applications have been submitted to Tewkesbury Borough Council. 

6.2 Landscape Character 

6.2.1 Landscape Character - National Level 
The Area of Search lies within the south-west of the Severn and Avon Vales National Character 
Area (see section 3.3.2). 

6.2.2 Landscape Character - County Level 
The Study Area falls within the Settled Unwooded Vale Landscape Character Type, which is 
divided into the two landscape character areas: the Vale of Berkeley and the Vale of Gloucester.  
The Area of Search is located within the Vale of Gloucester which extends to the north, east and 
west.  To the south the Study Area borders the urban landscape character area of Gloucester 
associated with Brockworth. 
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The Landscape Character Areas covering the East of Gloucester are detailed below and shown 
on Figure 6.2.  The Landscape Context of the Area of Search is shown on Figure 6.3. 

6.2.3 Settled Unwooded Vale Landscape Character Type  
The Settled Unwooded Vale Landscape Character Type is the most extensive landscape 
character type within the Severn Vale, extending from Dursley and Cam; while further to the 
north it surrounds Gloucester and Cheltenham.  The lower slopes of the Cotswold Escarpment 
form the eastern perimeter of this Character Type.  The Settled Unwooded Vale is principally 
underlain by Lias Group mudstones and sandstone, overlain by extensive areas of drift deposits 
creating a soft, gently undulating landscape.  The regular patchwork of arable and pasture fields 
is enclosed largely by neat hawthorn hedges and agricultural landscape spreads throughout the 
Vale between the settled and more developed areas.  Copses and woodland are rare but the flat 
landscape, with its network of hedgerows and trees, creates the feeling of a well vegetated 
landscape.  The landscape settlement patterns are heavily influenced by industrial and modern 
developments in villages and on the outskirts of Gloucester and Cheltenham.  Transport links 
have a strong influence on the landscape, leading to its erosion.  Through the wider Vale of 
Severn a large number of brooks and streams drain the landscape.  The remnants of the Saxon 
period can often be seen as ridge and furrow patterns on the agricultural fields.  The historic 
cores of villages often include half-timbered buildings and church spires also create important 
landmarks.  

Key characteristics are summarised in Table 6.1.  

Table 6.1  Key Characteristics for the Settled Unwooded Vale Landscape Character Type 

� Soft, gently undulating to flat landscape. 

� Mixed arable and pastoral land use enclosed by hedgerow network, in places forming a strong landscape 
pattern. 

� Limited woodland cover with mature hedgerow trees and occasional orchards. 

� Rural areas bordered by large urban and suburban areas and interspersed with commercial and industrial 
premises. 

� Varied mix of building materials including brick, timber and stone, slate and thatch roofing. 

� Proliferation of modern ‘suburban’ building styles and materials. 

� Major transport corridors pass through the Vale frequently aligned north - south. 

� Widespread network of pylons and transmission lines. 

Source: LDA, (January 2006).  Gloucestershire Landscape character assessment9 

6.2.4 Vale of Gloucester - Landscape Character Area (SV6B) 
The Vale of Gloucester is bounded by the principal urban areas of Gloucester, Cheltenham and 
Tewkesbury to the south-west, south-east and north respectively.  The characteristic geology for 
this character area comprises intermittent small ridges, hillocks and undulations that rise above 
the general level of the Vale.  In some locations the undulating landform encloses views whilst 
in other areas there are distant views beyond the Vale landscape towards the Vale Hillocks, the 
Cotswold Escarpment, the Escarpment Outliers, and more distant views.  The soil quality is 
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determined by the distribution of superficial deposits, predominantly mudstones, but also 
heavier clays and Cheltenham Sands.  The watercourses rise on the Cotswold Escarpment and 
flow through low-lying areas between the undulations of the Vale towards the River Severn.   

There are a variety of land uses, covering a mixture of pasture pattern with occasional arable 
land use.  In the wider Vale landscape, low hedgerows with scattered hedgerow trees form the 
common boundary treatment.  These hedgerows are generally well maintained, although some 
are becoming either gappy or overgrown.  In other areas the hedgerow network is beginning to 
break down due to field amalgamation, with hedgerow trees and scrubby vegetation marking the 
lines of former field boundaries.  The other land uses in the Vale include a number of orchards 
to the west of Gotherington and sites supporting areas of semi-natural grassland.  Views towards 
high voltage pylons are also a characteristic of the Vale of Gloucester, and these often have 
visual prominence in the flat landscape.   

The influence of settlement on the character of the Vale landscape varies in its nature and 
extent.  Some areas have a deeply rural feel, while others remain under a strong urban edge 
influence.  The flat landscape with intervening vegetation provides good natural barriers 
limiting visual influences across the lower ground.  The settlements are characterised by 
housing types in varying architectural styles.  In the eastern portion of the Vale, stone properties 
tend to dominate in villages reflecting their proximity to the Cotswolds.  Gloucestershire Way, 
one of the most important National Trails within Gloucestershire, and Cheltenham Circular 
Footpath both pass near the site.  The Study Area broadly reflects the characteristics of the Vale 
of Gloucester.   

The key characteristics of the Vale of Gloucester are presented in Table 6.2.

Table 6.2 Key Characteristics for the Vale of Gloucester Landscape Character Area 

� Bounded by the principal urban areas of Gloucester, Cheltenham and Tewkesbury. 

� Intermittent small ridges, hillocks and undulations that rise above the general level of the Vale. 

� The undulating landform encloses views in some areas whilst in other areas the views are distant. 

� Varied distribution of superficial deposits. 

� Number of watercourses flow across the Vale. 

� Fields with a combination of improved and semi improved pasture with scrubby areas of pasture commonly 
found adjacent to settlement edges. 

� Hedgerows are generally well maintained. 

� Number of orchards. 

� Limited woodland cover. 

� Strong influence of the road network. 

� Mix of rural character and urban influence. 

Source: LDA, (January 2006).  Gloucestershire Landscape character assessment9 
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6.2.5 Urban Landscape Character Type 
The Urban Landscape Character Type immediately adjoining the Study Area to the south 
consists of residential properties, school buildings and playing fields.  Further to the south, lies a 
business park containing a mix of uses including offices, retail, warehouses and industrial 
plants.  Brockworth forms an eastern extension of the Urban Landscape Character Type, 
surrounded by the Settled Unwooded Vale Landscape Character Type, to the north, east and 
south.  To the south this landscape character area is also adjacent to the Escarpment Landscape 
Character Type within the Cotswold AONB. 

6.3 Visual Context 

6.3.1 Overall Visual Context  
Views available from within and outside the Area of Search are varied due to the mixture of 
landscape features associated with the urban and rural landscape character areas.  There are 
some visual barriers within the Study Area including the B4641 Valiant Way, passing north/ 
south through the site, linking to the Brockworth Roundabout on the site’s northern boundary.  

Also, but to a lesser extent, Brockworth Road, which links between Churchdown and 
Brockworth, provides visual enclosure, as does vegetation along Horsbere Brook.  The network 
of predominantly low hedgerows is gappy in places, which creates the sense of openness, more 
apparent west of the Brockworth Road, where fields are larger.  

Landform is generally flat or gently undulating, contributing to the sense of openness and 
availability of views across the Area of Search and contrasting with the engineered cuttings and 
embankments associated with the adjacent motorway and road junctions.  

Views to and from the Area of Search are also influenced by the presence of the surrounding 
road network and its associated embankments which restrict views from many locations.  To the 
south the residential properties and school buildings at the edges of Brockworth limit visibility 
and views from more distant locations are often screened by surrounding vegetation or have a 
low impact due to distance.  To the east, viewpoints from within the AONB in the vicinity of 
Crickley Hill Country Park are likely to include the Area of Search, evident as a narrow tract of 
as yet undeveloped land enclosed to its north by the A417 road and to its south by the urban 
edge of Brockworth. 

6.3.2 Visual Receptors  
The field survey identified the following receptors with potential views that include the Area of 
Search: 

• Brockworth Court, Henley Bank Farm and other farm buildings within or on the 
edges of the Area of Search; 

• Brockworth Enterprise School and residential properties adjoining the Area of 
Search to the south; 

• users of the public footpaths running along the edges of the Area of Search; 

• users of farm buildings and public footpaths around Churchdown Hill/Chosen Hill; 
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• motorists using the A46 Painswick Road between Brockworth and Kites Hill; and 

• vehicles moving along the road network surrounding the Area of Search. 

There are a large number of residential properties to the south of the Study Area, the majority of 
which are screened by vegetation associated with the Horsbere Brook.  There are no views 
available of the Area of Search from the M5 or from the Brockworth Bypass.  Views available 
from vehicles are limited to those moving along the A46 Shurdington Road on the bridge over 
the Brockworth Bypass and along Mill Lane.  Long views from public footpaths, farm buildings 
and other residential properties in the distance are often screened by existing vegetation and 
undulating landform.  

6.4 Assessment of Landscape Character Sensitivity

6.4.1 Study Area 
The Area of Search is located within the Settled Unwooded Vale Landscape Character Type and 
at the local scale within the Vale of Gloucester Landscape Character Area.  The field survey 
confirmed that the Area of Search is representative of the description of the character area 
within the Gloucestershire Landscape Character Assessment with no distinct features other than 
those characterised.  

The area is characterised by intermittent small ridges, hillocks and undulations rising above the 
general level of the Vale.  Other topographic changes are manmade, where engineered 
earthworks have been necessary in association with the road network.   

One of the naturally formed hillocks corresponds to the eastern part of the Area of Search, 
extending north between Syringa Farm, Primrose Vale Farm and Henley Bank Community 
Wood.   

The undulating landform of the Vale encloses views in some areas, whilst in other areas there 
are distant views beyond the Vale landscape towards the Vale Hillocks, the Cotswold 
Escarpment or distant views towards the Malverns.  A further characteristic of the Vale of 
Gloucester is superficial deposits of sand and this free draining land has been favoured for the 
development of settlements such as Churchdown to the north-east.  At the local scale, 
watercourses, rising on the Cotswold Escarpment and flowing through the low-lying areas 
between the undulations of the Vale towards the River Severn, are typical for the Vale of 
Gloucester as illustrated by Horsbere Brook.   

The wider Study Area includes some small natural water features and within the Area of Search 
these are confined to Horsbere Brook and a small pond close to Brockworth Court.  Outside of 
the developed area at Brockworth, the landscape in the vicinity is characterised by mainly arable 
land uses, although some pasture remains.  Most of the field boundaries are defined by 
hedgerows.   

The characteristic hedgerow pattern of the Vale landscape, although in places these are poorly 
maintained.  There is no woodland within the Area of Search or near to it, apart from Henley 
Bank Community Wood, a forest plantation on the rising land north of the A417 Brockworth 
Bypass.   
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The M5, which passes the western end of the Area of Search, is a significant detractor, affecting 
the locally prevailing character.   

Nearby, there are a number of Scheduled Ancient Monuments: the moated sites and fishponds at 
Urrist, Nentham Manor to the north-east, and Hucclecote Roman Villa to the south-west.  
However, no features of this type occur within the Area of Search.  

Churches also create focal points within the Vale including the medieval church, of St. 
George’s, on the southern edges of the Area of Search.  This part of the Area of Search also 
includes Brockworth Court and Tithe Barn, again of a style characteristic of the Vale.  These 
buildings are in contrast to the much later urban development of Brockworth that largely defines 
the southern boundary of the Study Area.  Towards the east of the Vale, stone properties tend to 
dominate in villages reflecting their proximity to the Cotswolds, although stone buildings are 
not dominant in the Study Area.  The characteristics of the Study Area broadly reflect the 
description of the Vale of Gloucester, as already presented in Table 6.2.  

6.4.2 Natural Factors 
Consideration of natural factors encompasses vegetation types, tree cover type and pattern, and 
the extent of semi-natural habitat. 

Tree cover within the Area of Search is predominantly associated with Horsbere Brook, where 
species such as ash (Fraxinus excelsior); alder (Alnus glutinosa), sycamore (Acer
pseudoplatanus) and hawthorn (Cratageus monogyna) are the most common, providing dense 
tree cover.   

The tree cover provides a locally prominent corridor of vegetation that follows Horsbere Brook, 
and as such is a particularly sensitive feature.  In other respects the tree cover is limited to those 
within hedgerows or as single trees within pasture, although the Area of Search also includes 
some old orchard, which again provides variety and is characteristic of the Vale landscape.  The 
presence of semi-natural habitats is predominantly associated with the Brook.  The majority of 
fields are in arable use, which is a result of good land drainage conditions.  The agricultural 
landscape within the Study Area is strongly influenced by the urban edge presented by the 
residential properties of Brockworth and surrounding road network to the north, east and west.  
Given the extent of arable land use across the Area of Search however, overall sensitivity in 
respect of natural factors is judged to be ‘low’. 

6.4.3 Cultural Factors 
Cultural factors include consideration of broad land use and settlement pattern, field boundaries 
and enclosure, also ‘time depth’ (i.e. evidence of historic land use within the landscape).  

• Land Use and Settlement Pattern - Within the Area of Search, with the exception 
of the area of allotments south of Brockworth Court, the majority of the site is in 
arable use, so the sensitivity in terms of land use has been assessed to be ‘low’.  
There is limited settlement within the Area of Search and the broader settlement 
pattern in the vicinity, represented by the nearby urban area is not distinctive.  Most 
significant is the medieval church and Arts and Crafts Centre at Brockworth Court 
Farm.  Associated with Brockworth Court is a fourteenth century Tithe Barn, 
largely destroyed by fire a decade ago, but now restored using traditional materials 
and methods.  These buildings are of particular note, both in respect of the 
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underlying settlement pattern, prior to later development in the area, and also from 
a cultural heritage perspective.  Taking this into account, the sensitivity of the 
settlement pattern is judged ‘moderate’. 

• Tree Cover - The Area of Search has very limited tree cover apart from that 
growing along the banks of Horsbere Brook.  Sensitivity is therefore ‘low’.  

• Field Pattern - The field pattern varies across the site from the regular fields in the 
west of the Study Area, to the more irregular and interesting pattern in the eastern 
part of the site.  The existing field boundaries are no longer contiguous with the 
wider landscape pattern due to the imposition of development to the south and the 
presence of the A417 on the north boundary.  Sensitivity is therefore judged to be 
‘low’. 

• ‘Time Depth’ - With the exception of the very local influence of the church and 
Tithe Barn at Brockworth Court, the Area of Search is dominated by relatively 
recent development in the immediate surroundings which cumulatively has 
detracted from the landscape.  As a result the sense of ‘time depth’ is very limited.  
Sensitivity is correspondingly ‘low’.  

Overall sensitivity in respect of Cultural Factors is therefore broadly ‘low’.  

6.4.4 Landscape Quality and Condition 
The quality of the landscape has been considered by taking into account intactness, condition 
and degree to which it is representative of the prevailing landscape character in the area. 

• Intactness - The landscape within the Study Area is generally intact and has a 
typical character for the arable landscape adjoining the urban edges, although in 
places there is some minor evidence of decline and the influence of nearby roads 
and other development is strong.  As a result the sensitivity is judged to be is 
‘moderate’.  

• Landscape Condition - The majority, but not all, of the hedgerows within the 
Area of Search are in good condition, including the vegetation along Horsbere 
Brook.  Sensitivity has therefore been judged as ‘moderate’.  

• Representation of Typical Character - Certain aspects of the Area of Search are 
generally representative of the Vale of Gloucester Landscape Character Area, 
although the Area of Search is heavily influenced by the close proximity of recent 
development, which detracts from the prevailing Landscape Character.  On balance 
therefore it is concluded that sensitivity in terms of retaining the prevailing 
landscape character is judged to be ‘moderate’. 

The overall quality of the landscape within the Study Area is judged to be ‘moderate’ to ‘high’.  
This assessment reflects the variety of the landscape features within the area and their value, 
although it should be noted that there is some local variation within the Area of Search.  

Aesthetic Factors 
Aesthetic factors have involved judgements on the scale, evolution and ‘naturalness’ of the 
landscape, incorporating consideration of form, line, texture etc. as summarised at Figure 3.2. 
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• Scale - The Area of Search is largely ‘open’ in character with large fields towards 
the west and particularly as the ground rises a little to the east, long views out, 
which enhance the open character.  The Area of Search is also in close proximity to 
large scale elements including the nearby motorway junction and lies adjacent to 
extensive existing development, indicating a ‘low’ sensitivity in respect of the scale 
of the area and its influence on surrounding landscape character.  

• Other Aesthetic Factors - The landscape of the Area of Search and its environs 
show considerable evidence of relatively recent change, including development of 
the surrounding road infrastructure, also quite recent and more established 
residential development along its south boundary.  Change in the vicinity appears 
therefore to have largely been planned rather than organic in nature.  As a result the 
evolution of the landscape has been assessed as a moderately sensitive attribute.  
The Area of Search presents limited evidence of ‘naturalness’ apart from the 
presence of Horsbere Brook and its bankside vegetation.  The remainder of the 
Area of Search is intensively farmed.  As such, sensitivity is judged to be ‘low’. 

On balance, overall sensitivity of aesthetics factors has therefore been judged to be ‘low’ to 
‘moderate’. 

6.4.5 Summary of Landscape Character Sensitivity 
The sensitivity of the landscape elements influencing the overall landscape character is broadly 
uniform across the site, although with minor variations.  The most sensitive landscape features 
within the Study Area are the trees and vegetation along Horsbere Brook.  Much of the 
landscape remains reasonably intact and is in good condition, although aesthetically is unlikely 
to be perceived as valuable. 

The group of buildings around Brockworth Court and church are also of heritage value and 
typical of older settlement in the area.  However, more recent development including the 
surrounding road infrastructure is indicative of the steady evolution of the area and consequent 
effects on landscape character.     

The sensitivity of the landscape broadly to the western part of the Area of Search has been 
judged generally to be ‘low’, apart from the vegetation associated with Horsbere Brook, 
Brockworth Court and Farm.  Sensitivity towards the east including rising land towards Henley 
Bank Farm is judged to be ‘moderate’.   

6.5 Assessment of Visual Sensitivity 
An assessment of the visual sensitivity of the Area of Search has been undertaken.  This is 
evidenced within Appendix D which comprises a series of photoviews and descriptions for each 
of the Areas of Search.  A summary relevant to the East of Gloucester Area of Search is set out 
below. 

6.5.1 Summary of Visual Sensitivity 
Should development take place, land west of the B4641 would be the least sensitive part of the 
Area of Search as its boundaries are defined by the surrounding road network and associated 
embankments and vegetation, which provide good screening.  Some views are however 
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available through gaps in the hedgerow from vehicles moving along Valiant Way and Delta 
Way.  

Within this part of the Area of Search, views would change significantly for users of the public 
footpath which runs along Horsbere Brook before turning south-west to parallel the motorway.  
As with the other land parcels described below however, views from the north are not sensitive.  
Generally, the visual sensitivity in relation to this area is judged to be ‘low’. 

Views east from Valiant Way are screened by dense planting.  Views to this part of the Area of 
Search are also screened by vegetation growing along Horsbere Brook.  Residential properties 
situated to the east and south immediately adjacent to the site boundary in this vicinity would be 
particularly sensitive, although also effectively screening other properties nearby.  Overall, 
taking account of the partial screening in the vicinity, visual sensitivity is judged to be 
‘moderate’. 

The area west of Brockworth Road has been judged to have a generally ‘low’ to ‘moderate’ 
sensitivity, as receptors associated with the neighbouring properties at Brockworth are screened 
by trees and hedgerows growing along Horsbere Brook.  Views from Brockworth Court and St. 
George’s Church are also screened by surrounding vegetation, although users of the footpath 
passing through the area would experience a significant change.    

The area to the east of Brockworth Road demonstrates similar visual characteristics although 
users of the adjacent playing fields to the east would experience a major change in the view.  
Sensitivity is therefore judged to be ‘moderate’. 

Further east, sensitivity has been judged overall as ‘moderate’ taking account of the absence of 
sensitive views from the north and east, and the enclosure afforded by development to the south, 
beyond those receptors situated immediately adjacent to its boundary.  Further east however, the 
southern boundary of the Area of Search is bordered by recent residential development and this 
would require consideration in terms of visual mitigation.  

The eastern extremity of the Area of Search is bounded by hedgerow vegetation and also 
enclosed by an orchard, which is a notable feature in the immediate locality.  The area has an 
easterly aspect and while judged to be no more than of ‘moderate’ sensitivity, its limited extent, 
and contrasting aspect towards the east, would suggest retention as open space (perhaps planted 
up to reflect the nearby presence of Henley Bank Community Wood) rather than its 
development. 

Overall the visual sensitivity of the Area of Search is considered ‘moderate’. 

6.6 Summary of Overall Landscape Sensitivity  
The overall landscape sensitivity to a specific type of change and as a factor of landscape 
character sensitivity and visual sensitivity has been judged to be ‘low’ to ‘moderate’ (see Table 
6.3).  In broad terms, the land to the west is judged to be less sensitive than that further east 
beyond the playing fields.  Sensitivity in the central part of the Area of Search is elevated by the 
presence of Brockworth Court and St. George’s Church.  At the eastern extremity of the site in 
the vicinity of High Meadow, although the AONB boundary is close to the Area of Search, the 
relationship between the two areas is not strong due to the local separation provided by the 
Shurdington Road and adjacent development. 
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Table 6.3 Landscape Sensitivity to a Specific Type of Change East of Gloucester 

Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

Landscape character 
sensitivity 

 
Low - Moderate 

Sensitivity of natural factors 

Sensitivity of elements likely to be 
affected by residential/industrial 
change.

 

Natural elements are limited due to the predominance of 
arable agricultural land use. 

 

Low  

Sensitivity of cultural factors 

Sensitivity of elements likely to be 
affected by residential/industrial 
change. 

The ‘Middle A’ and ‘Middle B’ land parcels are more 
sensitive than the remainder due to the settlement at 
Brockworth Court.  However other factors include impact 
of the road infrastructure and development at Brockworth 
on the Area of Search. 

 

 

Low  

Landscape quality/condition 

In terms of intactness, 
representation of typical character 
and condition (or state of repair) of 
elements contributing to character. 

The landscape is generally intact and in good condition.  
While retaining some features that are representative of 
the typical character however, this is eroded by the 
presence of adjacent development including changes to 
the underlying topography due to the provision of road 
infrastructure.  

 

Moderate  

Sensitivity of aesthetic factors 

For example scale, level of 
enclosure, diversity, colour, form, 
line, pattern and texture of 
landscape.

The Area of Search has an open character, and lies 
adjacent to other large scale elements, including the M5 
motorway and extensive development to the south.  Other 
factors are limited, there being a degree of uniformity 
across the Area of Search due to the prevailing land use 
and limited presence of natural features. 

 

Low - Moderate 

Visual sensitivity 
 

Low - Moderate 

Visibility of landscape: 

The probability of change in the 
landscape being highly visible. 

There is low to moderate visibility of the landscape 
around the perimeter of the site. 

Low - Moderate. 

Type and number of receptors: 

Number of people likely to perceive 
change and their reason for being 
there.

Moderate number of residential properties. 

The views from most vehicles are predominantly blocked 
by the vegetation.  

The public footpaths within the site and some around the 
site have a little evidence of use. 

 

Moderate 

Mitigation potential 

The likelihood that change could be 
mitigated. 

Mitigation potential is good, although likely to result in the 
obstruction of some views.  

 

Low - Moderate 

Landscape value Moderate 

Presence of designations The Cotswold AONB boundary lies immediately to the 
east, although the A64 Shurdington Road forms a 
strongly delineated boundary. 

Moderate 
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Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

Overall Landscape Sensitivity  LOW - 
MODERATE 

  

6.7 Green Belt Assessment 

6.7.1 Existing Boundaries 
The southern boundary of the Green Belt in the vicinity of Brockworth is defined by roads, the 
Horsbere Brook and the urban edge of the urban area of Brockworth itself.  For the most part it 
follows strong readily identifiable features in accordance with PPG2.   

The Green Belt washes over certain built areas, including Brockworth Enterprise School and 
Brockworth Court.  Only relatively small areas of land were excluded from the Green Belt at the 
western and eastern end of Brockworth and these are in the process of being built out. 

The significant road infrastructure in this location means that a strip of Green Belt land is in 
practical terms severed from the main extent of the Green Belt to the north. 

6.7.2 Previous Studies 
As part of the Strategic Green Belt Review and the Urban Extension Evidence Base Review, an 
area of land between Gloucester and Cheltenham, to the west of the M5 extending around the 
east of Gloucester and encompassing the Area of Search, was assessed against the five purposes 
of the Green Belt.  This wider area was considered to be significant in Green Belt terms with the 
Urban Extension Evidence Base Review citing the loss of countryside between Cheltenham and 
Gloucester as a major strategic concern.   

Focusing specifically on the Brockworth Area of Search, the South West RSS EiP Panel Report 
considered that it had become both physically and visually detached from the Green Belt as a 
result of road construction works.  As such, the Panel considered that this land could be 
developed without compromising the purposes of the wider Green Belt in terms of sprawl, 
merging and encroachment which would be ‘held in check’ by the bordering road network.   

6.7.3 Green Belt Purposes 
Entec’s consideration of the Area of Search is provided in the following section.  

Check Unrestricted Sprawl 
The Green Belt east of Gloucester generally follows closely around the northern edge of the 
urban development of Brockworth and along the Horsbere Brook with little space to 
accommodate future growth.   

The A417 Brockworth Bypass now forms the dominant feature north of Brockworth and the 
current Green Belt boundary and the A46 to the east.  The land between Brockworth and the 
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A417 Brockworth Bypass is enclosed by the surrounding roads and has a generally low or 
medium landscape sensitivity.   

The A417 Brockworth Bypass, M5 and A46 road infrastructure dominates this location and 
provides very strong boundaries that would effectively contain development.  This would 
prevent sprawl and ribbon development.   

It is therefore concluded that the whole area contributes little to this Green Belt purpose. 

Prevent Neighbouring Towns from Merging 
The current Green Belt provides separation between the urban areas of Cheltenham and 
Gloucester and, in doing so, between Brockworth and Shurdington.   

PPG2 recommends that the most important attribute of Green Belts is their openness; however a 
reduction of the separation distance by 200m would not compromise the openness, especially as 
the A417 Brockworth Bypass forms a prominent landscape feature. 

If this area was released from the Green Belt there would be little risk of merging Gloucester 
and Cheltenham, or Brockworth with Shurdington, and the Green Belt in this location must be 
considered to be making little contribution to the fulfilment of this purpose.  

Safeguarding the Countryside from Encroachment 
The area of land between the A417 Brockworth Bypass and Brockworth is relatively narrow and 
has an urban transitional character that is strongly influenced by the trunk road and existing 
development of Brockworth and Brockworth Enterprise School.  In contrast, beyond the A417 
Brockworth Bypass and A46 the landscape has a more open rural character typical of the Severn 
Vale.   

There is a clearly definable edge in the A417 Brockworth Bypass to the north and A46 to the 
east that will prevent encroachment.  It is therefore concluded that the area contributes little to 
this Green Belt purpose. 

Preserving Historic Towns 
Brockworth is located on Ermin Street, which was the Roman road between Gloucester and 
London.  Brockworth Court is located north of Ermin Street and provides evidence of 
Brockworth’s historic past, although the historic settlement was primarily farmsteads rather than 
a village.  Brockworth has had considerable development and highway infrastructure over 
recent years and the majority of the settlement is of modern post-war construction.  This 
development separates the Study Area from the former Roman road.  

The Green Belt is not considered to be preserving the historic centre of Brockworth or setting of 
Gloucester and therefore contributes little to this Green Belt purpose. 
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Green Belt Purposes Summary 

 

 

 

 
 

The Brockworth Area - contributes little to the purpose of the Green Belt in this location. 

 

6.7.4 Revised Green Belt Boundary Options 
Following the summary assessment above, the scale of development being tested and the 
developable area, there is only one Green Belt boundary option that should be considered 
further at this stage. 

EG Option 1: Brockworth Bypass 
The proposed boundary revision draws the Green Belt back to the A417 Brockworth Bypass and 
the A46 as shown on Figure 6.4.  This is a strong defensible boundary that meets the 
requirements of PPG2 and would allow some flexibility for the long term in meeting 
development needs or additional employment land requirements. 

6.8 Urban Extension Boundary Options  
In order to determine the Area of Search’s ability to accommodate the required housing growth 
set out in the Draft Revised RSS, other constraints and considerations, aside from those relating 
to landscape and Green Belt issues need to be taken into account.  These are outlined within the 
following sections and, combined with the landscape assessment work and the assessment of the 
Green Belt, have informed the urban extension boundary options. 

6.8.1 Constraints Mapping 
The identified constraints within the East of Gloucester Area of Search are shown on Figure 6.5.  
These comprise the following:  

• floodplain associated with the Horsbere Brook; 

• existing built form/recent development and playing fields; 

• noise buffer requirements to the A417 dual carriageway, M5; and 

• significant existing landscape features, largely comprising woodland blocks and 
tree groupings. 
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6.8.2 Capacity Testing 
The East of Gloucester Area of Search is required to accommodate 1,500 new homes by 2026.  
Table 6.4 shows the land take requirements for this amount of housing growth, at both 40dph 
and 50dph, along with the additional uses necessary to support an urban extension of this size. 

Table 6.4 East of Gloucester Land Take Requirements 

Use Land Take (ha) 40dph Land Take (ha) 50dph 

Residential (net residential area including 
children’s playspace) 

37.5 30.0 

Public Open Space (adult/youth only) 6.3 6.3 

Education 2.0 2.0 

Employment 5.6 5.6 

Community  2.1 2.1 

Sub-Total 53.5 46 

Infrastructure @ 10% 5.4 4.6 

Total 59 51 

 

The constraints mapping of the East of Gloucester area enables the true developable part of the 
Area of Search to be ascertained.  This is achieved by deducting the area of the constraints 
which can not be developed (for example the floodplain, existing built form areas and 
significant landscape features) from the overall Area of Search area.  This calculation is set out 
in Table 6.5. 

If the constrained area is deducted from the overall site area it is possible to determine the land 
which could be developed as part of the urban extension. 

Table 6.5 East of Gloucester Constrained Area 

Use Area (ha) 

Total site area 102.3

Floodplain 4.6 

Significant landscape features 9.0 

Noise buffer 2.5 

Existing built form/development 9.6 

Existing orchards 0.9 

Total constrained area 26.6

Total developable area* 75.7

* Calculated using total site area less total constrained area  
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As identified in Table 6.5, nearly 76ha of land is developable within the whole of the Area of 
Search.  It is therefore possible to achieve the required housing growth and associated uses in 
this location; along with future growth beyond 2026. 

6.8.3 Identification of Urban Extension Boundary Options 
As set out in section 6.7.4 only one option has been presented for the review of the Green Belt 
boundary due to the fact that the A417 Brockworth Bypass and A46 provide an obvious 
defensible boundary to the urban extension.   

Figure 6.6 shows the proposed urban extension boundary option, along with the location of the 
developable areas within it. 

EG Option 1 includes all the land within the Area of Search and comprises just over 102ha of 
land, of which nearly 76ha is considered to be developable.  Whilst this option presents more 
land than necessary, there would appear to be little merit in drawing the boundary tighter or 
using less robust boundary options to maintain a small isolated area of Green Belt. 

This option also provides opportunities for growth either beyond 2026 and flexibility to respond 
to issues such as access, the setting of Brockworth Court, noise buffering and increased 
landscape sensitivity at the eastern boundary.  It does not mean that all the land should be 
developed. 

6.8.4 Urban Extension and Green Belt Boundary Options Assessment 

EG Option 1 - Brockworth Bypass 

Does the option accommodate the Draft Revised RSS housing growth, and supporting uses, at 
a density between 40-50dph? 

It has been demonstrated that the urban extension option is easily able to accommodate the total 
developable area requirement, including the 1,500 new homes, even at a lower density of 40dph.  
It does, however, provide flexibility in the approach to the development of the area to overcome 
some of the site specific issues, such as access and noise.  It presents an opportunity for meeting 
longer term development needs or wider employment requirements, say on land immediately 
east of the M5, if required.  Alternatively, land should be safeguarded for longer term needs. 

Is the option contained within a Green Belt boundary that meets the guidance on the criteria 
for defining Green Belt boundaries within PPG2? 

The GB Option 1 follows the A417 Brockworth Bypass and A46, a feature which is considered 
to be defensible and therefore accords with PPG2.  The land within this area is considered to 
contribute little to Green Belt purposes, ribbon development would be avoided and the 
separation between the main urban areas and Shurdington maintained.  

Does the option maintain and/or enhance the existing landscape character, taking into 
account any necessary mitigation measures? 

Although the Area of Search is broadly in good condition and offers an open aspect from certain 
local viewpoints, the character in this vicinity has been eroded by immediate proximity of the 
A417, the M5 motorway and development to the south.  Potential exists to incorporate various 
measures to mitigate the adverse effects of development.  These include retention and 
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management of the best of the existing vegetation within the development area and maintaining 
an appropriate setting for Brockworth Court and Church.  Further planting along the southern 
boundary of the development area and at its eastern extremity would also assist in assimilating 
new development.  The character of the immediate area would clearly change as result of 
development, though with the inclusion of a suitable landscape strategy, the largely featureless 
arable landscape could be replaced by one of greater variety and interest.  

6.8.5 Recommendation 
It is recommended that the Green Belt be revised to include all the land within the Area of 
Search (EG Option 1, Figure 6.4) and the urban extension boundary to be drawn to coincide 
with this boundary.   

Any detailed masterplanning of the urban extension will need to take into account the following 
site specific elements (in addition to those generic issues set out at section 3.6): 

• maintaining Horsbere Brook and its associated vegetation, further strengthening 
this as a new recreational/movement corridor through the development; 

• maintaining and enhancing the setting of St. George’s Church and listed buildings 
at Brockworth Court; 

• limit or preclude development at the more visually sensitive eastern extremity of 
the urban extension and consider screen/amenity planting in this vicinity; 

• consider whether land immediately east of the M5 is more suitable for employment 
or non-residential uses; 

• consider how the extension will be integrated with existing communities; 

• consider the phasing and access strategy in order to minimise negative impact on 
existing residential areas of Brockworth;  

• determine whether the area could play a greater role in meeting housing and 
employment land needs within the plan period or longer term; and 

• consider safeguarding policies for land that might be required in the longer term. 
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7. North of Bishop’s Cleeve 

7.1 Introduction 
The North of Bishop’s Cleeve Area of Search - 3G (see Figure 7.1) includes land between the 
settlements of Bishop’s Cleeve and Gotherington.  It is not Green Belt. 

The Area of Search is bounded to the north by housing at Gotherington, to the east by a railway 
line operated by Gloucestershire and Warwickshire Steam Railway and to the south by the 
residential edge of Bishop’s Cleeve.   

The western boundary of the Area of Search extends beyond the A435 Cheltenham Road, 
following the field boundaries between Claydon Farm in the north and the residential properties 
along Hayfield Way in the south.  

Landform within the Area of Search is gently undulating and ranges in height from 
approximately 40m AOD in the west near Dean Brook, to 75m AOD in the north-east near 
Truman’s Farm.  Although the landform rises towards Nottingham Hill to the east of the site, 
Dean Brook marks the lower lying land.  The Area of Search has limited existing development, 
this being mainly confined to individual farms and ancillary buildings including Orchard Farm, 
Dean Farm, and Homelands Farm.  On Cleeve Road/Gotherington Lane there are also a small 
number of residential properties, including The White House, in the south.  There are two 
properties situated off the A435 road.  On the southern edges of Gotherington there is also a 
caravan site (Long Furlong Park) with summer houses abutting the rural landscape edge.  
Within the Area of Search, there are fairly large allotments adjoining the A435 Cheltenham 
Road at the northern edges of Bishop’s Cleeve. 

Although the east and west boundaries to the Study Area have an open aspect, residential edges 
of Bishop’s Cleeve create a more consistent urban edge than the scattered properties along 
Malleson Road, the main road running through Gotherington.   

Land use is mainly arable agriculture, with the exception of a fairly extensive area of allotments 
adjoining the A435 Cheltenham Road at the northern edges of Bishop’s Cleeve Fields are 
generally larger than those on the rising ground further east, and are surrounded by a network of 
hedgerows in generally good condition, although gappy in places.  There is no woodland cover 
within the site and few individual trees, the majority being associated with Dean Brook.  
Although hedgerow trees are more evident in the east, overall the landscape is broadly ‘open’ in 
character. 

Part of the site, known as Homelands, is the subject of an outline planning consent, subject to 
conditions, for 450 dwellings and ancillary development.  This consent was granted by the 
Secretary of State in July 2008 following an appeal against non-determination (although the 
Council resolved to refuse the application should they have been in a position to determine).  
The Secretary of State recovered the appeal as it raised policy issues due to its scale.  An 
application to discharge the conditions on this consent has been submitted to Tewkesbury 
Borough Council.  The permission covers some 17ha of land running along the northern edge of 
Bishop’s Cleeve straddling Gotherington Lane, from the Evesham Road in the west to the rail 



Draft - See Disclaimer 
108 

 

 
 

h:\projects\ea-210\#25000 projects\25233 tewkesbury (sub file, main in bristol)\1 client\reports\urban extensions\draft 
final urban extensions boundary study.doc 

© Entec UK Limited 

 July 2010 
 

 

 

 

line in the east.  It extends no further north than The White House, in part following existing 
field boundaries. 

7.2 Landscape Character 

7.2.1 Landscape Character - National Level 
The Area of Search lies within the south-west of the Severn and Avon Vales National Character 
Area (see section 3.3.2). 

7.2.2 Landscape Character - County Level 
The Area of Search falls within the Settled Unwooded Vale Landscape Character Type, which 
is divided into two landscape character areas: the Vale of Berkeley and the Vale of Gloucester.  
The Area of Search is located within the Vale of Gloucester, which extends to the north, east 
and west.  The Wooded Outlier Landscape Character Type stretches to the north of 
Gotherington.  The Escarpment Landscape Character Type and Cooper’s Hill to Winchcombe 
Landscape Character Area adjoin the boundary of the search area immediately to the west.  

The Landscape Character Areas covering the Area of Search are shown on Figure 7.2 and the 
Landscape Context of the Area of Search is shown on Figure 7.3. 

7.2.3 Settled Unwooded Vale Landscape Character Type 
The Settled Unwooded Vale Landscape Character Type is the most extensive landscape 
character type within the Severn Vale.  It extends from Dursley and Cam in the south and 
surrounds Gloucester and Cheltenham in the north.  The lower slopes of the Cotswold 
Escarpment form the eastern perimeter of this character type.  The Settled Unwooded Vale is 
principally underlain by Lias Group mudstones and sandstone, overlain by extensive areas of 
drift deposits creating a soft, gently undulating landscape.  The regular patchwork of arable and 
pasture fields enclosed largely by neat hawthorn hedges and agricultural landscape spreads 
throughout the Vale between the settled and more developed areas.  Copses and woodland are 
rare but the flat landscape with its network of hedgerows and trees creates the feeling of a well 
treed landscape.  The landscape settlement patterns are heavily influenced by industrial and 
modern developments in villages and on the outskirts of Gloucester and Cheltenham.  Transport 
links have a strong influence on the landscape, leading to erosion of its character.  Through the 
wider Vale of Severn a large number of brooks and streams drain the landscape.  Remnants of 
the Saxon period can often be seen as ridge and furrow patterns on the agricultural fields.  The 
historic cores of many villages contain half-timbered buildings occasionally filled with brick, 
and church spires create important landmarks.  The key characteristics of this landscape 
character type are set out in Table 7.1. 
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Table 7.1 Key Characteristics for the Settled Unwooded Vale Landscape Character Type 

� Soft, gently undulating to flat landscape. 

� Mixed arable and pastoral land use enclosed by hedgerow network, in places forming a strong landscape 
pattern. 

� Limited woodland cover with mature hedgerow trees and occasional orchards. 

� Rural areas bordered by large urban and suburban areas and interspersed with commercial and industrial 
premises. 

� Varied mix of building materials including brick, timber and stone, slate and thatch roofing. 

� Proliferation of modern ‘suburban’ building styles and materials. 

� Major transport corridors pass through the Vale frequently aligned north - south. 

� Widespread network of pylons and transmission lines. 

Source: LDA, (January 2006).  Gloucestershire Landscape character assessment9 

7.2.4 Vale of Gloucester - Landscape Character Area (SV6B) 
The Vale of Gloucester is bounded by the principal urban areas of Gloucester, Cheltenham and 
Tewkesbury to the south-west, south-east and north respectively.  Intermittent small ridges, 
hillocks and undulations that rise above the general level of the Vale are characteristic.  In some 
areas the undulating landform encloses views whilst in other areas there are distant views 
beyond the Vale landscape towards the Vale Hillocks, the Cotswold Escarpment, the 
Escarpment Outliers, and beyond.  The soil quality is determined by distribution of superficial 
deposits, predominantly mudstones, but also heavier clays and Cheltenham Sands.  The 
watercourses rise on the Cotswold Escarpment and flow through the low-lying areas between 
the undulations of the Vale towards the River Severn.   

In the wider Vale landscape, low hedgerows with scattered hedgerow trees form the common 
boundary treatment.  These hedgerows are generally well maintained, however some are 
becoming either gappy or overgrown, and in other areas the hedgerow network is beginning to 
break down, with evidence of field amalgamation with the hedgerow trees and scrubby 
vegetation marking the lines of former field boundaries.  Land uses in the Vale include a 
number of orchards to the west of Gotherington and there are sites supporting areas of semi-
natural grassland.  Views towards high voltage pylons are a characteristic of the Vale of 
Gloucester, and these have a visual prominence in the flat landscape.   

The influence of settlement on the character of the Vale landscape varies in its nature and 
extent.  Some areas have a deeply rural feel, while others remain under a strong influence from 
the urban edges.  The flat landscape with intervening vegetation provides a good natural barrier 
limiting visual influence on lower ground.  The settlements are characterised by various ranges 
of housing types in varying architectural styles, with local shops scattered throughout the 
settlement areas.  In the eastern portion of the Vale, stone properties tend to dominate in 
villages, reflecting their proximity to the Cotswolds.  The key characteristics of the Vale of 
Gloucester are summarised in Table 7.2. 
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Table 7.2 Key Characteristics for the Vale of Gloucester Landscape Character Area  

� Bounded by the principal urban areas of Gloucester, Cheltenham and Tewkesbury. 

� Intermittent small ridges, hillocks and undulations that rise above the general level of the Vale. 

� The undulating landform encloses views in some areas whilst in other areas the views are distant. 

� Variety of distribution of superficial deposits. 

� Number of watercourses flows across the Vale. 

� Pastures comprise of the combination of improved and semi improved pasture with scrubby areas of pasture 
commonly found adjacent to settlement edges. 

� Hedgerows are generally well maintained. 

� Number of orchards. 

� Limited woodland cover. 

� Strong influence of the road network. 

� Mix of rural character and urban influence. 

Source: Countryside Agency, (1999) Countryside Character Volume 5: West Midlands the Character of England’s 
natural and man-made landscape.  Countryside Agency, Cheltenham. 

7.2.5 Escarpment Landscape Character Type  
The Cotswold Escarpment is a narrow area stretching from Mickleton in the north as far as Bath 
in the south-west, forming a prominent landscape feature broken only occasionally by valleys.  
The Escarpment offers extensive views westward towards Gloucester, Evesham, Bristol and 
Cheltenham.  The upper slopes of the Escarpment are outward looking with embayments and 
combes creating a dissected appearance.  The base of the Escarpment is better suited to 
agriculture and therefore over the years it has been divided into moderately sized fields 
predominantly used as improved pastures.  Many fields are irregular, with occasional ridge and 
furrow pattern as a remnant of Anglo-Saxon cultivation practices.  There are number of open 
and publicly accessible sites located along the Escarpment.  Settlements are limited on the upper 
reaches of the Escarpment due to landform constraints and are generally sited below the spring 
line.  The key characteristics of the Escarpment Landscape Character Type are set out in Table 
7.3. 

Table 7.3 Key Characteristics for the Escarpment Landscape Character Type 

� Steep exposed and elevated west facing scarp slope, partly cloaked in semi-natural broadleaved woodland. 

� Generally poor soils and steep sloping relief of the Escarpment not suited to arable farming, and primarily 
used for pasture and woodland. 

� Distinct sense of elevation with dramatic panoramic views over the Severn Vale. 

� Continuity of Escarpment. 

� Gentler landform on lower slopes. 

� Woodlands, hedgerows, scrub and isolated trees give the impression of a well treed landscape. 

� Many large town and cities are located at varying distances from the foot of the Escarpment. 

Source: LDA, (January 2006).  Gloucestershire Landscape character assessment9 
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7.2.6 Coopers Hill to Winchcombe Landscape Character Area  
This part of the Escarpment forms a dramatic backdrop to the towns of Gloucester, Cheltenham 
and Bishop’s Cleeve.  The height of the Escarpment gradually increases in a northerly direction.  
In the northern section, which is close to the Bishop’s Cleeve site, the Escarpment rises from 
c.80m AOD to over 300m AOD and forms the highest stretch of the Cotswold Escarpment.  The 
woodland cover is less extensive than in neighbouring Landscape Character Areas.  Land use is 
characterised by large unenclosed areas of rough grassland on the upper slopes and improved 
pasture in moderately sized hedged enclosures bordering the Vale.  On the upper slopes there 
are also calcareous grassland areas, which often exist as extensively grazed common land.  As 
elsewhere on the Escarpment, numerous important archaeological sites border the upper slopes 
of Cleeve Hill.  Despite the close proximity of large urban centres, settlement on the 
Escarpment slopes is sparse and limited to scattered linear arrangements. 

Table 7.4 Key Characteristics for the Coopers Hill to Winchcombe Landscape Character Area 

� The height of the Escarpment gradually increases in a northerly direction. 

� Woodland cover is limited to narrow bands of broadleaved woodland at the scarp summit. 

� Land use is characterised by large unenclosed areas of rough grassland on upper slopes and improved 
pasture in moderately sized hedged enclosures bordering the Vale. 

� Numerous important archaeological sites border the upper slopes. 

� Settlements on the Escarpment are sparse and limited to scattered linear settlements bordering the roads. 

� Quarrying has been a significant influence on the local landscape. 

Source: Cotswold Area of Outstanding Natural Beauty (AONB) Partnership (2004) Cotswolds Landscape Character 
Assessment.  

7.3 Visual Context 

7.3.1 Overall Visual Context  
Visually, the North of Bishop’s Cleeve Area of Search is currently a rural landscape that reflects 
the visual characteristics of the Vale of Gloucester.  The views available from within and from 
outside the Area of Search are varied, due to the mixture of the landscape features associated 
with the urban and rural landscape context.  Visual barriers are created by the A435 Cheltenham 
Road as well as by Cleeve Road/Gotherington Lane.  From within the Vale, the network of well 
maintained hedgerows, also limit local views.  Nottingham Hill is a visually important feature to 
the east and from here public footpaths on the Hill offer potential views towards the Area of 
Search.  There are also numerous footpaths within the Area of Search, particularly east of the 
A435 Cheltenham Road, although as many follow hedgerows, local views are likely to be 
partially screened. 

Crane Hill and Oxenton Hill, to the north of Gotherington, also provides a backdrop to views in 
a northerly direction from the Area of Search.  However views towards the Area of Search from 
locations such as this are often screened by intervening vegetation occurring both on the 
Escarpment and within the Vale. 
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7.3.2 Visual Receptors  
The field survey identified the following receptors with potential views that include the Area of 
Search: 

• residential properties at Gotherington and the Long Furlong Park caravan site; 

• residential properties of Bishop’s Cleeve; 

• a number of isolated farmsteads and residential properties within the Area of 
Search as described in the introduction to this chapter; 

• users of the public footpaths running around the Study Area, including on 
Nottingham Hill; 

• residential and recreational receptors in the vicinity of Cleeve Hill Golf Club; 

• vehicles moving along the A435 Cheltenham Road, Gotherington Lane and Cleeve 
Road; and 

• users of the railway line to the east. 

There are a large number of residential properties to the south of the Area of Search, with a 
variety of open views towards Gotherington, while the majority of the views from Gotherington 
are screened by a network of hedgerows.  The screening along the A435 Cheltenham Road, and 
Gotherington Lane/Cleeve Road, is gappy and declining in places allowing open views in some 
locations.   

7.4 Assessment of Landscape Character Sensitivity

7.4.1 North of Bishop’s Cleeve 
The field survey confirmed that the area of land north of Bishop’s Cleeve is representative of 
the Vale of Gloucester Landscape Character Area.  There are no distinct land undulations, 
hillocks or intermittent ridges within the site or on adjoining land to the north, south and west 
that rise above the general level of the Vale.   

To the east, Nottingham Hill is part of the Cotswold Escarpment Landscape Character Type.  
Dixton Hill to the north-east is a part of the Cotswold Outliers Landscape Character Type and is 
an eroded part of the Escarpment on the western edges of the Cotswold AONB.  These elements 
are in clear contrast to the low-lying landscape to the west, of which the Area of Search is a 
part.  There is also a visual connection between the Area of Search and the AONB, although the 
presence of Gotherington between the Area of Search and that part of the AONB to the north 
reduces this sensitivity.  

Bishop’s Cleeve is the largest settlement in the Vale beyond the principal areas of Cheltenham, 
Gloucester and Tewkesbury and comprises a range of different housing types of varying 
architectural styles and ages.  The villages in the western part of the Vale are commonly linear 
and dispersed in form and generally comprise a mixture of older red brick properties and newer 
brick or rendered infill development with occasional timber-framed or thatched dwellings.  
Bishop’s Cleeve reflects some of these characteristics, although is distinct from settlement 
elsewhere due to its size. 
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Whilst relatively large, Bishop’s Cleeve is situated close to the base of the Escarpment and as 
such is not always apparent in the aspect from the footpath system within the AONB, where it is 
the much wider sense of openness provided by the Vale that predominates.  The location of the 
Area of Search, which is immediately north of Bishop’s Cleeve, is similar in this respect.   

There is a mixture of land uses in the Vale of Gloucester predominantly comprising a patchwork 
of arable and pastoral fields of regular shape.  However within the Area of Search, arable land 
use is dominant.  Within the Vale there are a number of small woodland blocks, however there 
are none within the Area of Search.  In terms of potential loss of features contributing to the 
wider landscape character therefore, the Area of Search includes some local features (including 
the characteristic watercourses requiring consideration), although these are not significant in 
terms of their contribution to the overall character of the Vale.  A relatively dense network of 
Public Rights of Way is characteristic throughout the Vale and this is reflected also within the 
Study Area.  Other than the fringe of Bishop’s Cleeve, which introduces an apparent ‘urban’ 
element, significant detractors to landscape character are absent from the area. 

7.4.2 Natural Factors 
Consideration of natural factors encompasses vegetation types, tree cover type and pattern, and 
the extent of semi-natural habitat. 

Within the Study Area there are no woodland areas and the limited tree cover predominantly 
associated with Dean Brook, where species such as ash (Fraxinus excelsior); alder (Alnus 
glutinosa); sycamore (Acer pseudoplatanus) and hawthorn (Cratageus monogyna) are most 
common, providing a semi-natural habitat, with fairly continuous dense tree cover.  The rail 
embankments to the east also provide some semi-natural habitat.  The majority of the fields are 
improved and under arable use.  The influence of the adjoining settlements of Bishop’s Cleeve 
and Gotherington is low to moderate with the prevailing feeling and recognisable attributes 
being of a predominantly rural landscape.  Sensitivity in terms of natural attributes is therefore 
judged to be ‘low’ to ‘moderate’.  

7.4.3 Cultural Factors 
Cultural factors include consideration of broad land use and settlement pattern, field boundaries 
and enclosure, also ‘time depth’ (i.e. evidence of historic land use):  

• Land Use and Settlement Pattern - Within the Study Area the majority of the site 
is in arable use, so the sensitivity in terms of land use has been assessed to be 
‘low’.  There are no distinct settlement patterns within the application boundary.  
There are a few farms dispersed across the site and a clear linear settlement pattern 
associated with the village of Gotherington.  The settlement of Bishop’s Cleeve has 
a more urban character due to its scale.  Due to the mixed nature of the settlement 
pattern influences, the sensitivity of this attribute has been assessed as ‘moderate’. 

• Tree Cover - The Study Area has very limited tree cover and apart from trees 
growing on both sides of Dean Brook it is primarily an unwooded landscape, so 
sensitivity of this landscape element is ‘low’.  

• Field Pattern - The field pattern varies across the Area of Search, with smaller and 
more irregular fields adjoining Dean Brook and medium to large regular fields in 
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the remaining part of the Search Area.  Due to the mixed pattern across the Area of 
Search the sensitivity of the field pattern has been judged to be ‘moderate’. 

• Settlement Pattern - ‘Time Depth’ - Evidence of cultural heritage within the Area 
of Search is not strong, and although much of the underlying pattern of land use 
remains due to the field boundary pattern, (and there is evidence of ridge and 
furrow to the south) the relatively recent development at Bishop’s Cleeve and 
Gotherington further undermine the sense of ‘time depth’.  The main A435 
Cheltenham Road, which passes north south through the Area of Search, is also a 
detractor in this sense.  The Area of Search is however influenced by the proximity 
of the Escarpment landscape to the east.  On balance, sensitivity is judged to be 
‘low’ to ‘moderate’.  The feelings of ‘time depth’ are moderate, as the landscape 
within the Study Area has been under a strong human influence resulting in arable 
land use influenced by the settlements of Bishop’s Cleeve and Gotherington.  The 
overall feeling of ‘time depth’ is stronger due to the views towards the Escarpment, 
which has a stronger feeling of ‘time depth’.  

Taking account of the above, overall sensitivity in respect of cultural factors is judged to be 
‘low’ to ‘moderate’.  

7.4.4 Landscape Quality 
The quality of the landscape is considered by taking into account intactness, condition and the 
degree to which it is representative of the characteristics of the landscape character area. 

• Intactness - The landscape within the site is generally intact, with well maintained 
hedgerows, although in places (for instance along parts of the A435), hedgerows 
have been lost.  Consequently, the sensitivity is considered to be ‘moderate’. 

• Landscape Condition - Overall condition is generally good.  The Area of Search 
largely consisting of actively managed arable land.  The majority of hedgerows are 
in good health, particularly around Dean Farm.  Overall, landscape sensitivity has 
been judged be ‘moderate’.  

• Representation of Typical Character - The landscape character of the Area of 
Search is generally representative of the characteristics of the Vale of Gloucester 
Landscape Character Area and as such its loss would have material effect upon the 
contribution that it makes to the prevailing landscape character.  For this reason 
sensitivity is judged to be ‘high’. 

The overall landscape quality within the Study Area has been assessed as ‘moderate’ to ‘high’.   

7.4.5 Aesthetic Factors 
Aesthetic factors have involved judgements on the scale, evolution and ‘naturalness’ of the 
landscape, incorporating consideration of form, line, texture etc. as summarised at Figure 3.2. 

• Scale - Land within the Area of Search suggests a ‘medium’ scale landscape when 
perceived from within the Vale, being enclosed to a degree by field boundaries, 
although not demonstrating the stronger sense of enclosure and intimacy that might 
be apparent were the area more wooded.  The perception of scale differs where 
views are experienced from the higher land of the Escarpment and the expansive 
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Vale landscape stretching to the west is evident.  However, in this case, the Area of 
Search is situated in the low lying foreground and its contribution is therefore 
limited.  The sensitivity of the Area of Search in terms of its capacity to absorb 
development in the context of the overall scale of the landscape is therefore judged 
to be ‘moderate’. 

• Evolution - The Area of Search retains its rural agricultural characteristics, but 
relatively recent human influence has resulted in a ‘planned’ landscape, which is 
emphasised by the proximity of development to its northern and southern 
perimeters.  The degree of change that has occurred is such that the sensitivity of 
the Area of Search in terms of its evolution can be considered as no more than 
‘moderate’.  

• Naturalness - The sense of ‘naturalness’ within the Area of Search is limited, the 
area having a predominantly intensive agricultural land use and being abutted to 
the north and south by development.  Added to this, ‘natural’ elements within the 
Area of Search are largely confined to the vegetation and habitats associated with 
Dean Brook.  Sensitivity is therefore judged to be ‘low’. 

On balance, taking the above into account, sensitivity of the aesthetics factors has been judged 
to be ‘moderate’.  

7.4.6 Summary of Landscape Character Sensitivity 
The most valuable landscape elements within the Study Area are the trees and vegetation along 
Dean Brook.  The presence of semi-natural habitat is low and woodland is absent.  The 
sensitivity of these factors has therefore been assessed as ‘low’.  The Area of Search is also not 
of particular note in terms of cultural factors, although in terms of landscape quality, the Area of 
Search is broadly intact, in good condition overall, and representative of the wider Vale of 
Gloucester Landscape Character.  Overall landscape sensitivity is judged to be ‘moderate’. 

Although on balance an overall assessment of ‘moderate’ has been concluded, the Area of 
Search shows local distinctions.  In particular, in the area west of the A435, landscape character 
sensitivity is heightened, as development would extend beyond the defined boundary provided 
by the road and also beyond the majority of the west boundary of Bishop’s Cleeve.  This 
additional intrusion would further undermine the Vale landscape, both as perceived locally and 
also potentially in views from within the AONB.   

7.5 Assessment of Visual Sensitivity 

7.5.1 Summary of Visual Sensitivity 
Residents of properties on the edges of Bishop’s Cleeve and Gotherington currently overlook a 
very rural landscape and would be highly sensitive to a change in views.  However, Dean Brook 
and its associated hedgerows and trees provide a distinctive visual barrier and land abutting 
Bishop’s Cleeve already has planning permission for residential development.   

The area north of Dean Brook, and west of the A435 Cheltenham Road, is particularly 
characteristic of the wider Vale landscape and whilst potential receptors are more limited in 
number, visual sensitivity is therefore heightened. 
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To the south of Dean Brook and west of the A435 Cheltenham Road visual sensitivity is also 
heightened in the vicinity of the residential fringe of Bishop’s Cleeve and footpaths in the area. 

Overall, visual sensitivity of the Area of Search is judged ‘moderate’ to ‘high’, the more 
sensitive areas being to the west of the A435 and locally, in the immediate environs of the edges 
of Gotherington and Bishop’s Cleeve.  

7.6 Summary of Overall Landscape Sensitivity  
The overall landscape sensitivity to a specific type of change and as a factor of landscape 
character sensitivity and visual sensitivity has been judged to be ‘moderate’ (see Table 7.5).   

However, the presence of Dean Brook and the A435 broadly define four quadrants, with 
differing levels of sensitivity.  As previously noted, the A435 provides a strong boundary, 
rendering the Area of Search to its west more sensitive to development.  The sensitivity of the 
rural landscape in the west of the Area of Search beyond the A435 between Dean Brook and 
Gotherington Fields is further heightened as both its visual qualities and landscape character 
attributes are highly representative of the prevailing landscape character.   

Dean Brook itself, although a notable element in the landscape, lies too far north to present a 
logical boundary that offers effective separation with Gotherington and maintains the character 
of the village’s southern aspect.  The aspect to the south from the village includes long views to 
the Escarpment and should be conserved.  South of Dean Brook and east of Gotherington Road, 
the landscape is likely to be less sensitive to development.  The opportunity exists here to both 
mitigate the impact on views north from Bishop’s Cleeve as part of the site planning and design; 
also to introduce a new northern landscape boundary, providing sufficient screening and 
separation to maintain the aspect south from Gotherington.   

Although this area is not subject to Green Belt designations, there are issues related to 
coalescence between Bishop’s Cleeve and Gotherington.  The nature of Gotherington as a 
discrete settlement with its own character and identity would be undermined if new 
development was to bridge the existing separation between the two settlements.  Dean Brook 
forms a natural boundary to any proposed development and as long as a landscape buffer was 
provided to the brook, appropriate separation could be maintained.  

 

Table 7.5 Landscape Sensitivity to a Specific Type of Change at North Bishop’s Cleeve 

Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

Landscape character 
sensitivity 

 
Moderate 

Sensitivity of natural elements: 

Sensitivity of elements likely to be 
affected by residential/industrial 

 

Limited tree cover, although a notable belt of trees follows 
Dean Brook.  Some semi-natural habitat associated with 

 

Low - Moderate 
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Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

change. the rail line on the east boundary. 

Sensitivity of cultural elements 

Sensitivity of elements likely to be 
affected by residential/industrial 
change. 

Settlement within the Area of Search is limited and 
dispersed.  The mixed field pattern is a positive attribute, 
although there is a limited sense of ‘time depth’ as 
intensive arable agriculture predominates. 

 

Low - Moderate 

 

Landscape quality/condition 

In terms of intactness, 
representation of typical character 
and condition (or state of repair) of 
elements contributing to character. 

Intact, in good condition and representative of typical 
character. 

 

Moderate - High 

Sensitivity of aesthetic elements 

For example scale, level of 
enclosure, diversity, colour, form, 
line, pattern and texture of 
landscape.

Medium scale ‘planned’ landscape although with limited 
diversity due to its predominantly arable agricultural use.  

 

Moderate 

Visual sensitivity 
 

Moderate 

Visibility of landscape: 

The probability of change in the 
landscape being highly visible. 

Those experiencing close views towards the Area of 
Search, including those from the edges of settlement to 
the north and south, are likely to experience significant 
change. 

 

Moderate - High 

Type and number of receptors: 

Number of people likely to perceive 
change and their reason for being 
there.

Moderate number of residential properties. Limited views 
from users of nearby roads.  Footpaths within and 
surrounding the Area of Search do not appear well used 
however, more distant views towards the site may include 
those from the upper areas of the Cotswold Escarpment.  
However, viewpoint analysis indicates that evidence of 
development is likely to be limited and seen in the context 
of foreground views to existing settlement. 

 

Moderate 

Mitigation potential 

The likelihood that change could be 
mitigated. 

Local mitigation opportunities are likely to be feasible 
although at the expense of obstructing some views out 
across open countryside. 

 

Moderate 

Landscape value Moderate 

Presence of designations Part of the Area of Search east boundary abuts the 
railway line which marks the boundary to the Cotswold 
AONB.  

Moderate 

Overall Landscape Sensitivity MODERATE 

  

7.7 Urban Extension Boundary Options 
In order to determine the Area of Search’s ability to accommodate the required housing growth 
set out in the Draft Revised RSS, other constraints and considerations, aside from those relating 
to landscape issues, need to be taken into account.  These are outlined within the following 
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sections and, combined with the landscape assessment work have informed the urban extension 
boundary options.  The area is not Green Belt and therefore no assessment has been undertaken. 

7.7.1 Constraints Mapping 
The identified constraints within the North of Bishop’s Cleeve Area of Search are shown on 
Figure 7.4.  These comprise the following: 

• floodplain associated with the Dean Brook; 

• existing built form/development including the allotments along the A435 
Cheltenham Road; 

• noise buffer requirements to the Gloucestershire Warwickshire Railway;  

• significant existing landscape features, largely comprising public open space, 
woodland blocks and tree groupings; and 

• land already permitted for development at Homelands Farm. 

7.7.2 Capacity Testing 
The Area of Search at North of Bishop’s Cleeve is required to accommodate 1,000 new homes 
by 2026.  Table 7.6 shows the land take requirements for this amount of housing growth, at both 
40dph and 50dph, along with the additional uses necessary to support an urban extension of this 
size. 

Table 7.6 North of Bishop’s Cleeve Land Take Requirements 

Use Land Take (ha) 40dph Land Take (ha) 50dph 

Residential (net residential area 
including children’s playspace) 

25.0 20.0 

Public Open Space (adult/youth only) 4.2 4.2 

Education 1.1 1.1 

Employment 3.8 3.8 

Community  1.4 1.4 

Sub-Total 35.5 30.5 

Infrastructure @ 10% 3.6 3.1 

Total 39 34 

 

The constraints mapping of the North of Bishop’s Cleeve area enables the true developable part 
of the Area of Search to be ascertained.  This is achieved by deducting the area of the 
constraints which can not be developed (for example the floodplain, existing built form areas 
and significant landscape features) from the overall Area of Search area.  This calculation is set 
out in Table 7.7.   
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In addition to the identified constrained areas, certain parts of the site, whilst unconstrained by 
physical features have limited development potential through size, shape or isolation by way of 
other constraints. 

If the constrained and limited development areas are deducted from the overall site area it is 
possible to determine the land which can be developed as part of the urban extension. 

Table 7.7 North of Bishop’s Cleeve Constrained Area 

Use Area (ha) 

Total site area 289.9

Floodplain 3.2 

Significant landscape features 1.3 

Noise buffer 1.4 

Existing built form/development 9.5 

Existing allotments 2.0 

Total constrained area 17.4

Limited development potential area 0.6 

Total developable area* 272

*Calculated using total site area less total constrained area less limited development potential area  

 

As identified in Table 7.7 nearly 272ha of land is developable within the whole of the Area of 
Search.  This clearly is more than sufficient in order to accommodate the required housing 
growth.   

Part of the Area of Search, on land known as Homelands Farm, is already subject to a planning 
consent for 450 dwellings on 17ha.  If this consent is developed out, the rest of the Area of 
Search would need to accommodate 550 dwellings requiring around 22ha of land. 

7.7.3 Identification of Urban Extension Boundary Options 
This Area of Search is not subject to a Green Belt designation; therefore the urban extension 
boundary is not influenced by a Green Belt review.  However, the landscape assessment 
specifies that the Dean Brook represents a natural and strong defensible boundary to any 
potential development and is important in maintaining separation with Gotherington.  The 
assessment also indicates that further development west of the A435 should be avoided, with the 
rail line and AONB the obvious eastern boundary.  Other boundary options within the Dean 
Brook are much weaker and incomplete.  

The use of the brook, for the whole or part of the northern limit to the urban extension, 
represents a substantial area of land and more than necessary in order to deliver the Draft 
Revised RSS growth.  A buffer to the brook is also recommended to reinforce this separation 
meaning that fields immediately adjoining it should also be avoided.  Two options have, as a 
result, been developed and are shown on Figures 7.5 and 7.6.  These comprise: 
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NBC Option 1 - Homelands Farm 
This comprises 60.83ha of land of which 57.15ha is considered to be developable.  It is 
therefore possible to accommodate the Draft Revised RSS housing growth (up to 39ha required) 
and accompanying supporting uses within this urban extension at an average density of 40dph 
(which is lower than the range within the Draft Revised RSS). 

Under this option the development would utilise the most intact boundary south of the Dean 
Brook and development would not extend north of Homelands Farm buildings.  It includes the 
consented Homelands Farm land.  

NBC Option 2 - New Boundary 
As Option 1 provides more land than actually required a new northern boundary could be 
established at a point generally midway between Homelands Farm and The White House.  The 
strategy would be, as with consented development, to limit northern expansion in to open 
countryside by focussing development on the northern edge of Bishop’s Cleeve either side of 
Gotherington Lane.  This boundary would partially use existing field boundaries but, in the case 
of the large fields either side of Gotherington Lane, new boundaries would have to be 
established. 

7.7.4 Urban Extension Boundary Options Assessment 

NBC Option 1 - Homelands Farm 

Does the option accommodate the Draft Revised RSS housing growth, and supporting uses, at 
a density between 40-50dph? 

It has been demonstrated that the urban extension is able to accommodate the total developable 
area requirement, including the 1,000 new homes.  There would be scope for longer term 
growth if appropriate with some 15-20ha more developable land than actually required.  Land 
on the urban fringe would be preferred in the first instance. 

Does the option maintain and/or enhance the existing landscape character, taking into 
account any necessary mitigation measures? 

NBC Option 1 assumes development extends no further west than the A435, which provides a 
well defined boundary that ‘contains’ development close to the foot of the Escarpment and 
therefore in this location limits any perceived encroachment of development out across the Vale 
of Gloucester.  To the north, the extent of development is defined by established hedgerows.  

It is assumed that as part of the Landscape Strategy, an appropriate boundary would be 
established, with suitable landscape treatment to soften the impact of development. 

Development is likely to have an impact on landscape character as perceived from the AONB 
immediately east of the Gloucestershire Warwickshire Railway Line.  While providing an open 
aspect however, the area for development in itself is of only moderate sensitivity in respect of 
the presence of features having a positive contribution to the landscape.  

By limiting the northerly and westerly extent of development the effect on wider landscape 
character and on the immediate setting of Gotherington will be mitigated, although there will 
locally be significant change as the arable landscape is replaced by development, much of which 
is already consented. 
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NBC Option 2 - New Boundary 

Does the option accommodate the Draft Revised RSS housing growth, and supporting uses, at 
a density between 40-50dph? 

This boundary option would be defined to specifically meet the development requirement set 
out in the Revised Deposit Draft RSS through a detailed masterplanning exercise.  The aim 
would be to effectively extend the area that already has planning permission east and west of 
Gotherington Lane. 

Does the option maintain and/or enhance the existing landscape character, taking into 
account any necessary mitigation measures? 

Option 2 again assumes development extends no further west than the A435, which provides a 
well defined boundary that ‘contains’ development close to the foot of the Escarpment and 
therefore in this location limits any perceived encroachment of development out across the Vale 
of Gloucester.  

A new northern development boundary would have to be defined and landscape/development 
boundary features introduced along with the strengthening of existing features.  Due to the 
reduced land take the impact is also reduced and closer to the urban fringe which is already 
permitted for extension. 

7.7.5 Recommendation 
It is recommended that for North of Bishop’s Cleeve, in order to conserve the setting of 
Gotherington and the more sensitive landscape west of the A435 that NBC Option 2 is taken 
forward.  The approximate urban extension boundary is indicated on Figure 7.6.   

Depending on whether the area might play a role in meeting longer term needs beyond the plan 
period, or the outcome of a detailed masterplanning exercise to define a suitable boundary, NBC 
Option 1 should be the longer term northern limit to development.  This will safeguard the line 
of the Dean Brook, adjacent fields and separation with Gotherington. 

Any detailed masterplanning of the urban extension in this location will need to take into 
account the following site specific elements (in addition to those generic issues set out at section 
3.6):  

• hedgerows throughout the development area, including those following Cleeve 
Road/Gotherington Lane, offer considerable opportunity to provide an enhanced 
landscape setting for development; 

• early provision of structure planting, would be beneficial in establishing enhanced 
character in the area as well as new well defined development boundaries; 

• further analysis of key views from within the development area should be 
undertaken to inform the landscape strategy; 

• the conservation and enhancement of Dean Brook corridor and local policy 
protection should be considered to maintain separation from Gotherington in the 
long term; 
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• the opportunity for integration with the committed Homelands Farm proposals to 
deliver a comprehensive solution, for example the potential to share access 
infrastructure and improve links to the A435; and 

• subject to landownership and other constraints, minimise northern extension in to 
the countryside by favouring development on the existing urban edge either side of 
Gotherington Lane. 
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8. North West Cheltenham 

8.1 Introduction  
The North West Cheltenham Area of Search - 3F (see Figure 8.1) is located on the north-
western edge of Cheltenham.   

The Area of Search lies partly within the administrative boundary of Tewkesbury Borough 
Council whilst the north-eastern section is located within Cheltenham Borough. 

It is bounded to the west by the M5 motorway, the A4019 Tewkesbury Road to the south, the 
existing development of Kingsditch, Swindon village and the Bristol-Birmingham mainline 
railway to the east, with the River Swilgate and the Stoke Orchard waste disposal site providing 
the northern boundary.  

There are a number of settlements within the Area of Search, including the village of Elmstone 
Hardwicke and part of Uckington, which is situated on the A4019 Tewkesbury Road. 

The landform within the Area of Search is broadly level or gently undulating, with a gentle fall 
between 42m AOD in the east to approximately 22m AOD in the west close to the M5/A4019 
Tewkesbury Road junction. 

Topography in the south-west of Elmstone Hardwicke is the least varied, creating the feeling of 
an open agricultural landscape.  Variation increases only a little to the north and west of 
Elmstone Hardwicke, while the eastern part of the Area of Search is marked by a low hillock 
close to the Study Area Boundary near Brockhampton. 

Land use is predominantly arable agriculture, a number of farms with associated ancillary 
buildings being scattered throughout the site including Church Lane Farm, Church Farm, 
Chestnut Farm, Chosen View Farm, Swindon Farm and Home Farm.  Plant nurseries are also a 
feature along the southern section of the A4019.  Other land uses include a caravan site in the 
north-west at Villa Farm.  

The Area of Search has a good network of footpaths and bridleways.  These include the 
Cheltenham Circular Footpath, which links the urban area with Elmstone Hardwicke. 

The River Swilgate, along with associated vegetation, is an important landscape feature, flowing 
north to west through the Area.  There are a variety of fields in mainly arable agricultural use, 
although some orchard remains.  Fields are often large, although more tightly configured in 
places, particularly where closer to settlements.  Field boundaries are marked by a network of 
hedgerows mostly in good condition, although gappy in places.  There is relatively good tree 
cover and small areas of woodland areas in the north-eastern and north-western parts of the site 
although tree cover in the south and east is less apparent.  The trees within the south-western 
part of the site are predominantly associated with watercourses and hedgerows.  

There is no relevant planning history for the Area of Search.  However, a planning application is 
expected to be made for mixed use development in the near future.   
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8.2 Landscape Character 

8.2.1 Landscape Character - National Level 
The Area of Search lies within the south-west of the Severn and Avon Vales National Character 
Area (see section 3.3.2). 

8.2.2 Landscape Character - County Level 
The Area of Search falls within the Settled Unwooded Vale Landscape Character Type, which 
is divided into the two landscape character areas: the Vale of Berkeley and the Vale of 
Gloucester.  The search area is located within the Vale of Gloucester which extends to the north, 
east and west.  To the south the Area of Search borders the urban landscape character area of 
Cheltenham. 

The landscape character area covering the North of Cheltenham Area of Search is shown on 
Figure 8.2, with the landscape context of the North of Cheltenham Area of Search shown on 
Figure 8.3. 

8.2.3 The Settled Unwooded Vale Landscape Character Type 
The Settled Unwooded Vale Landscape Character Type is the most extensive landscape 
character type within the Severn Vale.  It extends from Dursley and Cam in the south and 
surrounds Gloucester and Cheltenham in the north.  The lower slopes of the Cotswold 
Escarpment form the eastern perimeter of this Character Type.  The Settled Unwooded Vale is 
principally underlain by Lias Group mudstones and sandstone, overlain by extensive areas of 
drift deposits creating a soft, gently undulating landscape.  The regular patchwork of arable and 
pasture fields enclosed largely by neat hawthorn hedges and agricultural landscape spreads 
throughout the Vale between the settled and more developed areas.  Copses and woodland are 
rare but the flat landscape with its network of hedgerows and trees creates the feeling of a well 
vegetated landscape.  The landscape settlement patterns are heavily influenced by industrial and 
modern developments in villages and on the outskirts of Gloucester and Cheltenham.  Transport 
links have a strong influence on the landscape, leading to erosion of its character.  Through the 
wider Vale of Severn a large number of brooks and streams drain the landscape.  Remnants of 
the Saxon period can often be seen as ridge and furrow patterns on the agricultural fields.  The 
historic cores of many villages contain half-timbered buildings.  Church spires create important 
landmarks.  The key characteristics of the Settled Unwooded Vale are shown in Table 8.1. 
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Table 8.1  Key Characteristics for the Settled Unwooded Vale Landscape Character Type 

� Soft, gently undulating to flat landscape. 

� Mixed arable and pastoral land use enclosed by hedgerow network, in places forming a strong landscape 
pattern. 

� Limited woodland cover with mature hedgerow trees and occasional orchards. 

� Rural areas bordered by large urban and suburban areas and interspersed with commercial and industrial 
premises. 

� Varied mix of building materials including brick, timber and stone, slate and thatch roofing. 

� Proliferation of modern ‘suburban’ building styles and materials. 

� Major transport corridors pass through the Vale, frequently aligned north - south. 

� Widespread network of pylons and transmission lines. 

Source: Countryside Agency, (1999) Countryside Character Volume 5: West Midlands the Character of England’s 
natural and man-made landscape.  Countryside Agency, Cheltenham. 

8.2.4 The Vale of Gloucester - Landscape Character Area (SV6B) 
The Vale of Gloucester is bounded by the principal urban areas of Gloucester, Cheltenham and 
Tewkesbury to the south-west, south-east and north respectively.  The characteristic geology for 
this character area comprises intermittent small ridges, hillocks and undulations that rise above 
the general level of the Vale.  In some locations the undulating landform encloses views whilst 
in other areas there are distant views beyond the Vale landscape towards the Vale Hillocks, the 
Cotswold Escarpment, the Escarpment Outliers and more distant views.  The soil quality is 
determined by the distribution of superficial deposits, predominantly mudstones, but also 
heavier clays and Cheltenham Sands.  The watercourses rise on the Cotswold Escarpment and 
flow through low-lying areas between the undulations of the Vale towards the River Severn.   

There are a variety of land uses, covering a mixture of pasture pattern with occasional arable 
land use.  In the wider Vale landscape, low hedgerows with scattered hedgerow trees form the 
common boundary treatment.  These hedgerows are generally well maintained, although some 
are becoming either gappy or overgrown.  In other areas the hedgerow network is beginning to 
break down due to field amalgamation, with hedgerow trees and scrubby vegetation marking the 
lines of former field boundaries.  The other land uses in the Vale include a number of orchards 
to the west of Gotherington and sites supporting areas of semi-natural grassland.  Views towards 
high voltage pylons are also a characteristic of the Vale of Gloucester, and these often have 
visual prominence in the flat landscape.   

The influence of settlement on the character of the Vale landscape varies in its nature and 
extent.  Some areas have a deeply rural feel, while others remain under a strong urban edge 
influence.  The flat landscape with intervening vegetation provides good natural barriers 
limiting visual influences across the lower ground.  The settlements are characterised by 
housing types in varying architectural styles.  In the eastern portion of the Vale, stone properties 
tend to dominate in villages reflecting their proximity to the Cotswolds.  Gloucestershire Way, 
one of the most important National Trails within Gloucestershire, and Cheltenham Circular 
Footpath both pass near the site.  The Area of Search broadly reflects the characteristics of the 
Vale of Gloucester.   

The key characteristics of the Vale of Gloucester are presented in Table 8.2.
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Table 8.2 Key Characteristics for the Vale of Gloucester 

� Bounded by the principal urban areas of Gloucester, Cheltenham and Tewkesbury. 

� Intermittent small ridges, hillocks and undulations that rise above the general level of the Vale. 

� The undulating landform encloses views in some areas whilst in other areas the views are distant. 

� Varied distribution of superficial deposits. 

� A number of watercourses flow across the Vale. 

� Fields with a combination of improved and semi improved pasture with scrubby areas of pasture commonly 
found adjacent to settlement edges. 

� Hedgerows are generally well maintained. 

� A number of orchards. 

� Limited woodland cover. 

� Strong influence of the road network. 

� Mix of rural character and urban influence. 

Source: Countryside Agency, (1999) Countryside Character Volume 5: West Midlands the Character of England’s 
natural and man-made landscape.  Countryside Agency, Cheltenham. 

8.2.5 Urban Landscape Character Type 
The Urban Landscape Character Type area immediately adjoining the Area of Search to the 
south-west consists predominantly of residential properties but also retail parks, business parks, 
warehouses and other mixed use developments. 

8.3 Visual Context 

8.3.1 Overall Visual Context - North of Cheltenham 
Visually North West Cheltenham Area of Search is a rural landscape, although strongly 
influenced by the M5 motorway and encroachment of mixed use developments and residential 
properties associated with Cheltenham to the south-east of the Area of Search.  Whilst 
detracting from the landscape, the visual impact of the waste disposal site in Stoke Orchard 
north-east of the Area of Search, will lessen as restoration of the area is completed.  
Notwithstanding these influences, the views from the central parts of the Area of Search are 
typical of a rural landscape, with characteristic features such as Elmstone Hardwicke village, the 
church tower of St. Mary Magdalene Church, and occasional farmsteads and dwellings along 
the narrow lanes. 

The views available from within and outside the Area of Search incorporate a mixture of 
landscape features associated with both the urban and rural landscape character areas.  The 
views are predominantly open and relatively unobstructed in the south-western part of the Area 
of Search.  The visual obstruction is more pronounced in other parts of the Area of Search, due 
to vegetation, farmstead buildings and in places local topographic variations.  In combination, 
these factors combine to reduce the sense of openness experienced elsewhere. 

There are good views available from the Area of Search towards the Cotswold Escarpment, 
which although some 5km distant, is a key feature.  In views towards the Area of Search from 
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the Escarpment, the Area of Search is not particularly discernible due to viewing distance and 
the screening afforded by topography, vegetation and existing settlement within the Vale 
landscape. 

8.3.2 Visual Receptors  
The field survey identified the following receptors with potential views that include the Area of 
Search: 

• farm buildings and dwellings within the Area of Search; 

• limited number of receptors associated with the residential properties and mixed 
use developments surrounding the Area of Search; 

• users of the public footpaths and bridleways within the site and outside the Area of 
Search; 

• people driving along the road network within the search area and outside its 
boundaries such as the A4019 Tewkesbury Road or the M5 motorway; 

• views from the Cotswold Escarpment AONB; and 

• residential properties of Uckington, Swindon and Stoke Orchard villages. 

The residential properties outside the Area of Search that experience views are limited to those 
in Stoke Orchard, Uckington, Swindon village and some occasional residential properties along 
the A4019 Tewkesbury Road.  The views from and towards the M5 are blocked for the majority 
of its length by dense vegetation on both sides of the motorway with some occasional gaps 
occurring along the north-western section.  Long and short views from the public footpaths 
across the Area of Search are often screened by existing vegetation and the undulating 
landform.  In the areas of flatter landform the visual influence of low hedgerows is often strong 
as hedgerows to the foreground perspective of views combine to screen views.  Visual screening 
is also more pronounced where the more undulating landform and denser network of 
hedgerows, trees and woodland occurs in areas remaining under pasture.  

8.4 Assessment of Landscape Character Sensitivity

8.4.1 North West Cheltenham 
The Area of Search is located within the Settled Unwooded Vale Landscape Character Type and 
at the local scale within the Vale of Gloucester Landscape Character Area.  Within the wider 
lowland of the Vale a number of small low hills are evident, although none are close to the Area 
of Search, the nearest being some 6km to the west at the village of Lower Apperley.  Within the 
Area of Search the distinctive hillock in the east, close to Brockhampton and the neighbouring 
waste disposal, is similar to those characterising the wider landscape.   

The characteristic mosaic of improved grassland and arable land evident in the wider Vale 
landscape is evident within the search area.  Within the Vale of Gloucester, woodlands are 
largely absent with numerous small farm copses present, whilst within the Area of Search there 
are a number of small woodlands and copses.  
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Two small copses are located between Fairoaks Farm and the edge of north-west Cheltenham.  
A small area of woodland is also present along the north boundary of the Area of Search, 
abutting the waste disposal site and there is also a small copse between the River Swilgate and 
Dog Bark Lane.  

In the north-western part of the Area of Search there are two copses close to the Colman’s Farm 
and Elmstone Hardwicke as well as a small area of woodland adjacent to the M5 motorway.   

The River Swilgate and its small tributaries are also a characteristic within the Vale of 
Gloucester where there are a large number of streams and brooks flowing towards the River 
Severn.  

The Area of Search forms a component of the landscape where flatter land, larger field patterns 
and fewer woodlands, give the landscape a more open and settled character, contrasting with the 
Escarpment further east.  The superficial deposits of sands are also characteristic of the Vale of 
Gloucester, resulting in disturbance such as that at Wingmoor Farm to the north-east where 
extraction has been followed by restoration works.  Horse grazing is commonly found on the 
outskirts of the villages in the Vale, as in the case of Elmstone Hardwicke.  High voltage pylons 
are typical of the negative features evident in the Vale although having minimal impact on the 
Area of Search.   

The influence of settlements on the character of the Vale landscape varies in its nature and 
extent.  Some areas feel deeply rural, with only glimpsed views towards settlement edges and 
minor intrusion as a result of communications corridors and urban edges.  These influences are 
also applicable to the Area of Search, although the large scale agricultural land use and visual 
barriers create the feeling of a predominantly rural landscape.  The presence of Scheduled 
Monuments is also characteristic for the Vale of Gloucester.  There are none within the Area of 
Search the Moat House and Moated Site in Uckington is situated close by to the south.  

Within the western part of the Vale, the villages are commonly linear and dispersed in form and 
generally comprise old and new red brick buildings with occasional timber-framed or thatched 
dwellings.  Similar characteristics apply to the dwellings within the Area of Search, with only a 
few stone properties.  Old stone churches such as Elmstone Hardwicke St. Mary Magdalene’s 
Church are also characteristic of the Vale of Gloucester.  A number of National Trail footpaths 
provide the opportunity for recreational activities in the Vale of Gloucester.  Within the Area of 
Search they are represented by the Cheltenham Circular Footpath.  The characteristics of the 
Area of Search broadly reflect the description of the Vale of Gloucester (as presented at Table 
8.2).  

8.4.2 Natural Factors 
Consideration of natural factors encompasses vegetation types, tree cover type and pattern, and 
the extent of semi-natural habitat. 

Within the Area of Search there is generally limited tree cover.  There are two small copses 
between Fairoaks Farm and the mixed-use edge of the north-west of Cheltenham.  There is a 
small woodland area along the north boundary abutting the waste disposal site and a small copse 
between the River Swilgate and Dog Bark Lane, east of Chosen View Farm.  In the north-
western part of the Area of Search there are two copses north of Colman’s Farm and a further 
copse close to Hardwicke Brake, north of Elmstone Hardwicke.  The area east of the River 
Swilgate and Dog Bark Lane includes large oak and ash trees within mature hedgerows.  The 
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trees are subject to Tree Preservation Orders and along with the hedgerows are significant 
features, characteristic to the area. 

A small woodland area also abuts the M5 motorway to the west of Colman’s Farm.  All are 
likely to have some added habitat value compared to their surroundings, as is the vegetation 
following the banks of the River Swilgate.  A variety of tree species growing along the 
watercourses include ash (Fraxinus excelsior), alder (Alnus gluinosa), sycamore (Acer
pseudoplatanus), hawthorn (Cratageus monogyna), oak (Quercus robur) and white willow
(Salix alba).  The majority of fields remain in agricultural use, which has less ecological value 
than pasture.  In other respects tree cover is limited to those within hedgerows or as single trees 
within the pasture.  The River Swilgate is likely to be the most ecologically valuable landscape 
element within the Area of Search. 

The value of natural attributes across the Area of Search has been judged to be ‘moderate’ to 
‘high’.  

8.4.3 Cultural Factors 
When considering cultural factors, the North West Cheltenham Area of Search was assessed in 
terms of land use, tree cover, field pattern, settlement pattern, and time depth.  

• Land Use and Settlement Pattern - within the Area of Search the majority of the 
land is in arable use.  Adjacent and to the south-east, the urban edge of Cheltenham 
and to the north, the disturbance to the landscape due to mineral extraction and 
waste disposal activity, both detract from the otherwise rural landscape.  The M5 
motorway is a further land use that detracts from the character of the Area, its 
immediate proximity being particularly evident on the east side of the Area of 
Search.  

• The settlement of Elmstone Hardwicke is characteristic of the Vale of Gloucester, 
marking the point at which the lane reaching north from Uckington turns west 
towards Hardwicke.  Apart from the school house and church however, the 
majority of development is relatively recent.  Uckington is again typical of villages 
within the Vale, while elsewhere in the Area of Search, settlement is confined to 
individual properties and farmsteads, situated off the lane.  The pattern of 
settlement at Uckington is linear, with residential properties on the north side of the 
village extending along the lane within the Area of Search.  The settlement pattern 
is characteristic of the Vale and a positive attribute, judged to be of ‘high’ 
sensitivity.  In contrast, land use is judged to be of ‘low’ sensitivity. 

• Tree Cover - Although not well wooded, and in the south-west largely devoid of 
tree cover, the Area of Search has some valuable tree cover in the form of 
hedgerow trees, copses and  small areas of woodland, in addition to the belt of trees 
following the River Swilgate.  Tree cover within the Vale is generally relatively 
sparse and consequently, sensitivity in respect of tree cover has been judged 
‘moderate’ to ‘high’.   

• Field Pattern - The value of the field pattern has been assessed as moderate as 
they are generally sub regular.  The field pattern varies across the Area of Search 
from the regular fields in the south-western part of the Area of Search, which have 
a low value, to the more irregular pattern across the remainder of the Area.  The 
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more intimate, irregular pattern of narrow and long fields occurs along the River 
Swilgate.  The fields in proximity to the farm buildings and dwellings tend towards 
more varied shapes and are generally smaller.  Overall, the sensitivity of the field 
pattern within the Area of Search has been assessed to be ‘moderate’.  

• ‘Time Depth’ - The historic landmark provided by the church at Elmstone 
Hardwicke contributes a sense of ‘time depth’ within the Area of Search, which in 
addition to traditional field patterns, also has evidence of pre-enclosure ridge and 
furrow in a number of locations.  However, human influences have modified the 
landscape through intensive arable agriculture and the development of the nearby 
road infrastructure.  Added to this, the proximity of the Area of Search to relatively 
recent development to the south-east and further disturbance due to mineral 
extraction to the north detracts from the historic associations evident within the 
Area of Search.  Balancing these factors, sensitivity is assessed to be ‘moderate’.   

Taking account of the above, overall sensitivity of cultural attributes within the Area of Search 
is judged to be ‘moderate’.   

8.4.4 Landscape Quality 
The quality of the landscape has been considered by taking into account intactness, condition 
and degree to which it is representative of the prevailing landscape character in the area. 

• Intactness - The landscape within the Area of Search is generally intact and has 
the typical character of an arable landscape adjoining urban development.  There is 
some evidence of decline but this is limited.  The village of Elmstone Hardwicke 
contains all of the attributes of a village in the rural Vale landscape.  Sensitivity in 
terms of the intactness is therefore judged ‘moderate’ to ‘high’.  

• Landscape Condition - The majority of the hedgerows and hedgerow trees are in 
a good condition.  Additionally pastures and arable land are predominantly well 
managed with only occasional fields set aside.  Sensitivity has therefore been 
judged ‘moderate’ to ‘high’. 

• Representation of Typical Character - The landscape character of the Area of 
Search is generally representative of the Vale of Gloucester Landscape Character 
Area.  For this reason the sensitivity is judged to be ‘high’. 

Taking account of the above, overall landscape quality within the Area of Search is judged 
‘moderate’ to ‘high’.  

8.4.5 Aesthetic Factors 
Aesthetic factors have involved judgements on the scale, evolution and ‘naturalness’ of the 
landscape, incorporating consideration of form, line, texture etc. as summarised on Figure 8.2. 

• Scale - Parts of the Area of Search are open in character and relatively ‘large scale’ 
as a result of the limited enclosure afforded by tree cover and hedgerows, coupled 
with the fairly uniform topography.  The scale of the landscape becomes more 
intimate where there is a greater incidence of hedgerow and other vegetation 
further to the east, and also where settlement occurs.  The ability to accommodate 
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change in terms of the scale of the surrounding landscape is therefore likely to be 
greater to the south and west, but more limited elsewhere.  

• Other Aesthetic Factors - The character of the Area of Search is influenced by the 
presence to the north of a waste disposal site, east by the residential and mixed use 
development of Swindon Village, to the south by development along the A4019 
Tewkesbury Road and to the west by the M5 motorway.  The landscape is 
therefore largely surrounded by evidence of recent change, and evidence of its 
continuing evolution.  This is reinforced within the Area of Search, where arable 
agriculture has shaped the landscape.  There are some ‘natural’ elements within the 
Area of Search such as the vegetation and habitats associated with the River 
Swilgate and associated watercourses, which offer as contrast to the well 
maintained arable landscape.  Otherwise, unlike the adjoining character area of the 
Cotswold Escarpment, ‘naturalness’ is not a strong attribute.  Overall, sensitivity of 
aesthetic factors has been judged to be ‘moderate’. 

8.4.6 Summary of Landscape Character Sensitivity 
The sensitivity of the landscape elements influencing the overall landscape character sensitivity 
varies across the Area of Search.   

The landscape immediately adjoining the watercourses and the River Swilgate are sensitive.  
Their value lies in the presence of dense hedgerows and the numerous trees of varying species 
following the watercourses.  Throughout the Area of Search there are also small numbers of 
copses and woodlands which lie within a relatively intact landscape.  The presence of 
Uckington village and Elmstone Hardwicke, both of which conform to the landscape character 
area description, also makes a positive contribution to landscape character.   

In summary, overall landscape sensitivity is judged to be higher in the northern part of the Area 
of Search, broadly beyond the Cheltenham Circular Footpath and The Green (the lane running 
north from Uckington).  This area is characterised by small watercourses, including the River 
Swilgate and also has a greater presence of woodland compared to elsewhere.  The distinct 
pattern of predominantly smaller fields with dense network hedgerows is also a prevalent and 
positive feature.  

The southern part of the Area of Search is less sensitive, as it is less varied, having larger, 
predominantly arable fields, low hedgerows and relatively limited tree cover.  Woodlands and 
copses are less prevalent, as is the added interest provided by watercourses.  The area to the 
south is judged to be of ‘low’ sensitivity, while on balance the overall sensitivity of the Area of 
Search has been judged ‘moderate’ in terms of landscape character sensitivity. 

8.5 Assessment of Visual Sensitivity 
An assessment of the visual sensitivity of the Area of Search has been undertaken.  This is 
evidenced within Appendix D which comprises a series of photoviews and descriptions, for 
each of the Areas of Search.  A summary relevant to the North of Cheltenham Area of Search is 
set out below. 
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8.5.1 Summary of Visual Sensitivity 
The Area of Search is overlooked to varying degrees by residential receptors occupying 
properties at Elmstone Hardwicke, Uckington and other individual properties within the Area of 
Search.  Views are also likely from the upper storeys of properties on the edge of Swindon 
Village, although the generally low lying topography is such that views would mainly be 
confined to the immediate edge of the urban area.  

The Area of Search is also crossed by a number of public footpaths and bridleways.  The most 
sensitive of these in respect of loss or change to views would be the Cheltenham Circular 
Footpath (as an important and recognised recreational facility) and the footpath following the 
River Swilgate, which is a key feature in the area.  In the southern part of the Area of Search, 
dense hedgerows screen views towards the site from the M5 motorway and the A4019 
Tewkesbury Road, although from the A4019, some residential properties could experience 
changes to views as result of development.  Views from the Gallagher Retail Park at Kingsditch 
are screened by the foreground topography in the south-eastern part of the site.  

Overall the visual sensitivity of the Area of Search is considered ‘moderate’. 

8.6 Summary of Overall Landscape Sensitivity  
The overall landscape sensitivity to a specific type of change and as a factor of landscape 
character sensitivity and visual sensitivity has been judged to be ‘moderate’ (see Table 8.3).   

The southern part of the Area of Search has low to moderate landscape sensitivity and although 
open in character, there are few locations in the area from where receptors might experience loss 
of views, or change.  Its visual sensitivity is therefore judged to be ‘low’.  

The north part of the Area of Search is more sensitive, and the value of the field pattern and 
network of hedgerows is high in places, although there is also evidence of some decline.  The 
corridor following the River Swilgate provides a key feature in the landscape that contributes to 
the setting experienced by users of the public footpaths in the vicinity.  The adjacent waste 
disposal facility further north is currently a detractor within the landscape although its 
restoration should address this. 

Table 8.3 Landscape Sensitivity to a Specific Type of Change at North West Cheltenham 

Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

Landscape character 
sensitivity 

 
Moderate 

Sensitivity of natural factors: 

Sensitivity of elements likely to be 
affected by residential/industrial 
change.

 

River Swilgate and presence of hedgerow and trees 
particularly in the north/east of the Area of Search.  

 

Moderate - High 

Sensitivity of cultural factors: Characteristic settlement pattern, but generally ‘low’ 
sensitivity in respect of land use, which is predominantly 
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Factors considered in judging 
landscape capacity 

Justification Sensitivity/value 
summary 

Sensitivity of elements likely to be 
affected by residential/industrial 
change. 

arable.  Underlying pattern of hedgerows and trees is 
more emphasise in north/east.  Villages enhance sense of 
‘time depth’. 

 

Moderate 

Landscape quality/condition: 

In terms of intactness, 
representation of typical character 
and condition (or state of repair) of 
elements contributing to character 

Generally intact and in good condition and representative 
of the typical landscape character.  

 

Moderate - High  

Sensitivity of aesthetic factors: 

For example scale, level of 
enclosure, diversity, colour, form, 
line, pattern and texture of 
landscape.

Scale - Moderate - High. 

Evolution - Moderate. 

Naturalness - Moderate. 

 

Moderate 

Visual sensitivity 
 

Moderate 

Visibility of landscape: 

The probability of change in the 
landscape being highly visible. 

Although large, the Area of Search is not highly visible 
beyond its immediate boundaries. 

Low 

Type and number of receptors: 

Number of people likely to perceive 
change and their reason for being 
there.

A moderate number of residential properties either within 
or adjacent to the east boundary may experience change 
due to development.  Views from surrounding roads are 
generally screened by foreground vegetation. Moderate 
number of receptors associated with the recreational use 
of the public footpaths and Bridleways.  

 

Moderate 

Mitigation potential 

The likelihood that change could be 
mitigated 

Good mitigation opportunities, for example re-
enforcement off the River Swilgate corridor and 
footpaths/byways passing through the Area. 

 

Moderate 

Landscape value Low 

Presence of designations There is a scheduled monument within Uckington village 
although its setting is not directly related to the Area of 
Search.  The Cotswold AONB lies some 3.5km to the 
east. 

Low 

Overall Landscape Sensitivity  MODERATE 

  

8.7 Green Belt Assessment 

8.7.1 Existing Boundaries 
The northern boundary of the Green Belt follows (from west to east) the A38 Tewkesbury Road 
north from Gloucester, the A4019 Tewkesbury Road to M5 Junction 10, then M5 north to Stoke 
Orchard and Stoke Road east to Bishop’s Cleeve.  The boundary then follows the urban edge of 
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Bishop’s Cleeve east to the B4632 Southam Road at the foot of the Cotswold Escarpment, then 
follows roads and edges of development in the northern parts of Cheltenham.    

There is no allowance for future expansion of the urban area to the north-west of Cheltenham 
and the Green Belt is under severe development pressure.  Cheltenham is completely ringed by 
land designated as either Green Belt or AONB and there are very limited opportunities for 
expansion. 

8.7.2 Previous Studies 
With respect to land at North West Cheltenham (incorporating Area of Search 3F but extending 
eastwards to abut the built-up area of Bishop’s Cleeve), the Strategic Green Belt Review found 
that it only fulfilled the Green Belt purpose of encouraging the recycling of brownfield land and, 
of all potential boundary review sites in Cheltenham, caused the least potential harm to the 
Green Belt.  This view was supported by the South West Draft RSS Urban Extension Evidence 
Base Review although this indicated that other purposes may be of some importance.   

The Cheltenham Green Belt Review only considered land within Cheltenham, immediately west 
and north-west of Swindon, generally concluding that this area offered a sustainable 
development option and contributed least to Green Belt purposes.  The Study also concluded 
that existing Green Belt boundaries were relatively weak. 

8.7.3 Green Belt Purposes 
Entec’s consideration of the Area of Search is provided in the following sections, and considers 
three main areas: 

• south-west of Elmstone Hardwicke and The Green; 

• south of Cheltenham Circular Footpath; and 

• Swindon (north of the Circular Footpath).  

Land north of The Green and Elmstone Hardwicke up to the M5 and Stoke Orchard has not 
been considered further at this stage.  The areas listed above are clearly sequentially preferable 
when sustainable development considerations are taken in to account and provide more than 
enough land to meet development requirements.  The discounted area is also more sensitive in 
landscape terms than the other options.  

Check Unrestricted Sprawl 
Within the Area of Search there has been limited sprawl in the past with the exception of some 
ribbon development along the A4019 Tewkesbury Road.  This was promoted by Gloucester 
County Council as part of a post-war initiative to encourage small-holdings, and is evidenced 
today by the nurseries and properties to the north of the A4019 Tewkesbury Road between 
Uckington and Cheltenham.  

The land south of the Circular Footpath and at Swindon is generally contained by the A4091 
and ribbon development to the south, by the strong boundary formed by The Green, Elmstone 
Hardwicke and Lowdilow Lane to the north-west and by the landfill site, Hyde Brook and rail 
line to the east.  These provide strong long term boundaries that would contain development, 
avoid ribbon development, and limit urban sprawl.  It is therefore considered that these areas 
contribute little to this Green Belt purpose. 
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In contrast land south-west of Elmstone Hardwick is generally free of development extending 
along the A4019 to the M5 Junction 10.  There is very little ribbon development and although 
the M5 presents a very strong boundary option it would result in ribbon development well 
beyond the existing urban edge.  It is considered that this area makes a contribution to this 
Green Belt purpose. 

Prevent Neighbouring Towns from Merging 
The Green Belt to the east of the Area of Search appears to fulfil the purpose of preventing 
neighbouring towns from merging as there is a clear separation between Cheltenham and 
Bishop’s Cleeve.  Retention of the Green Belt in this location was supported by the south-west 
RSS EiP Panel.  However, the main areas considered within this study, west of the rail line, 
contribute little to this Green Belt purpose as there are no major settlements or urban areas.  

Although the loss of some Green Belt in the Swindon area could be more sensitive, the impact 
on the separation with Bishop’s Cleave is considered to be marginal.  A boundary that followed 
the mainline railway north from Cheltenham to the southern edge of the Stoke Orchard waste 
disposal site, and then follows Hyde Brook westwards to its confluence with the River Swilgate, 
would be robust.  These are strong features reinforced by the associated floodplain, rail line and 
former landfill areas which maintain visual separation.    

It is considered that little contribution is made to this Green Belt purpose. 

Safeguarding the Countryside from Encroachment 
The area of land within the Green Belt generally has a rural character that is in conformity with 
the Vale of Gloucester Landscape Character description.  There are some detractors from the 
rural character within the Green Belt; notably Stoke Orchard waste disposal site to the north, the 
M5 motorway, Hayden Green waste water treatment works to the south of the Area of Search, 
and ribbon development along the A4019.  Of these the waste disposal site and the M5 
motorway corridor have the greatest influence on the character of the Area of Search, as they 
are both immediately adjacent to the Area of Search boundary.   

Apart from the M5 and the waste disposal site, the Green Belt has prevented encroachment into 
the countryside in the past as there are few urbanising influences beyond the urban edge of 
Cheltenham.   

Some of the small village settlements to the north-west of Cheltenham, such as Elmstone 
Hardwicke, Hardwicke and Uckington would be assimilated within the urban extension if 
developed to its full extent.  Therefore, care will be necessary to conserve and enhance their 
immediate environs to maintain their rural setting and longer views to the surroundings.  These 
three villages are medieval in origin and rural in character, and have had little development 
within more recent years, largely as a result of the Green Belt designation. 

The current Green Belt can be considered to be partially fulfilling the purpose of safeguarding 
the countryside, especially to the west of The Green, as it has prevented encroachment into the 
countryside.  It is considered that these areas make a contribution to this Green Belt purpose. 

Preserving Historic Towns 
Cheltenham is a planned Regency town that was built on the site of an earlier settlement.  Its 
historic interest largely derives from its expansion during the regency period.  This is evident 
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towards the town centre, although there has been considerable post-war expansion of the town 
to the north and west which means that the Area of Search is removed from its historic core. 

The Area of Search therefore makes little contribution to this Green Belt purpose.  However, 
appropriate development could provide the opportunity to enhance the approach to the town, 
which is less likely to occur in its absence.  

Green Belt Purposes Summary 

Land south-west of Elmstone Hardwicke - makes a contribution to Green belt purposes.  

Land south of the Cheltenham Circular Footpath and at Swindon (north of the Circular 
footpath - contributes little to Green Belt purposes. 

 

8.7.4 Revised Green Belt Boundary Options Identification 
Following the summary assessment above, and considering the scale of development being 
tested, there are two main Green Belt boundary options considered. 

NC Option 1 - The Green/Hyde Brook 
The Green Belt boundary could be rolled back within the Area of Search to allow expansion of 
Cheltenham to the north-west.  The redrawn boundary would follow the Elmstone Hardwicke 
road (The Green) north from the A4019 Tewkesbury Road and continue along Lowdilow Lane 
to Hyde Brook on the edge of the waste disposal site, then south along the mainline railway to 
meet the current boundary to the east of Swindon Village. 

This option would maintain the current boundary alignment outside the Area of Search but 
would allow expansion within.  The separation between Cheltenham and Bishop’s Cleeve 
would be reduced slightly but not significantly. 

NC Option 2 - Severance  
The effect of NC Option 1 is to leave a relatively narrow band of Green Belt less than 1km wide 
in places.  If it is accepted that the primary purpose of the Green Belt around Cheltenham and 
Gloucester is to prevent coalescence of urban areas, consideration could be given to sever the 
Green Belt in this location.  This would create two separate Green Belts, one between 
Gloucester and Cheltenham and the other between Cheltenham and Bishop’s Cleeve.  The 
Green Belt between Cheltenham and Gloucester would have its northern boundary on the 
A4019 Tewkesbury Road between the A38 Tewkesbury Road and Cheltenham.  The Green Belt 
between Cheltenham and Bishop’s Cleeve would use either the mainline railway as its western 
boundary or the line of Hyde Brook and River Swilgate.   

This option uses strong and defensible boundaries and would avoid the need for further review.  
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8.8 Urban Extension Boundary Options  
In order to determine the Area of Search’s ability to accommodate the required housing growth 
set out in the Draft Revised RSS, other constraints and considerations, aside from those relating 
to landscape and Green Belt issues, need to be taken into account.  These are outlined within the 
following sections and, combined with the landscape assessment work and the assessment of the 
Green Belt, have informed the urban extension boundary options. 

8.8.1 Constraints Mapping 
The identified constraints within the Area of Search are shown on Figure 8.6.  These comprise 
the following:  

• floodplain associated with the River Swilgate; 

• existing built form/development; 

• noise buffer requirements to the M5 motorway; and 

• significant existing landscape features, largely comprising woodland blocks and 
tree groupings. 

8.8.2 Capacity Testing 
The Area of Search is required to accommodate 5,000 new homes by 2026.  Table 8.4 shows the 
land take requirements for this amount of housing growth, at both 40dph and 50dph, along with 
the additional uses necessary to support an urban extension of this size. 

Table 8.4 North West Cheltenham Land Take Requirements 

Use Land Take (ha) 40dph Land Take (ha) 50dph 

Residential (net residential area 
including children’s playspace) 

125.0 100.0 

Public Open Space (adult/youth only) 20.9 20.9 

Education 14.4 14.4 

Employment 18.9 18.9 

Community  7.1 7.1 

Sub-Total 186.3 161.3 

Infrastructure @ 10% 18.6 16.1 

Total 205 177 

As the Draft Revised RSS splits the housing figures between Tewkesbury Borough Council and 
Cheltenham Borough Council, the land take requirements have also been split.  These are shown 
in Table 8.5. 
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Table 8.5 North West Cheltenham Land Take Requirements - Borough Split 

Use Tewkesbury 
Borough 

(4,000
dwellings) 

40dph 

Tewkesbury 
Borough 

(4,000
dwellings) 

50dph 

Cheltenham 
Borough 

(1,000
dwellings) 

40dph 

Cheltenham 
Borough 

(1,000
dwellings) 

50dph 

Residential (net residential area 
including children’s playspace) 

100.0 80.0 25.0 20.0 

Public Open Space (adult/youth only) 16.7 16.7 4.2 4.2 

Education 12.4 12.4 2.0 2.0 

Employment 15.1 15.1 3.8 3.8 

Community  5.7 5.7 1.4 1.4 

Sub-Total 149.9 129.9 36.4 31.4 

Infrastructure @ 10% 15.0 13.0 3.6 3.1 

Total 165 143 40 35 

 

The constraints mapping enables the true developable part of the Area of Search to be 
ascertained.  This is achieved by deducting the area of the constraints which can not be 
developed (for example the floodplain, existing built form areas and significant landscape 
features) from the overall Area of Search area.  This calculation is set out in Table 8.6. 

If the constrained area is deducted from the overall site area it is possible to determine the land 
which can be developed as part of the urban extension. 

Table 8.6 North West Cheltenham Constrained Area 

Use Tewkesbury 
Borough Council 

Area (ha) 

Cheltenham 
Borough Council 

Area (ha) 

Area (ha) 

Total site area 456.7 149.3 606.0 

Floodplain 27.5 21.0 48.5 

Significant landscape features 2.2 0.9 3.1 

Existing built form/development 56.6 1.9 58.5 

Total constrained area 86.3 23.8 110.0 

Total developable area* 370 126 496 

*Calculated using total site area less total constrained area  

 

As identified in Table 8.6, nearly 500ha of land is developable within the whole of the Area of 
Search.  Clearly this is more than sufficient to accommodate the housing growth and associated 
uses required as part of an urban extension in this area. 
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Within Tewkesbury Borough, 370ha of land is developable (over 205ha more than the land take 
necessary to accommodate TBC’s element of growth at 40dph) whilst just under 126ha is 
developable within Cheltenham Borough. 

8.8.3 Urban Extension Boundary Options  
As set out in section 8.7.4, two options have been presented for the review of the Green Belt 
boundary.  These comprise:  

• NC Option 1 - The Green/Hyde Brook; and 

• NC Option 2 - Severance. 

As a result of the above, two options for the urban extension boundary have been proposed on 
Figures 8.6 and 8.7.   

NWC Option 1 - The Green/Hyde Brook 
This comprises over 321ha of land, of which approximately 250ha is considered to be 
developable.  Within the Tewkesbury and Cheltenham Boroughs respectively, these figures are 
172ha in total (125ha developable) and 149ha in total (125ha developable).  This provides more 
than sufficient land to deliver the 5,000 dwellings, at a density within the range specified in the 
Draft Revised RSS.   

With at least 50ha more than is required Option 1 provides for flexibility and sensitive treatment 
of the watercourses, areas around Elmstone Hardwicke and higher land to the north of the 
Swindon area adjacent to the landfill site.  It might also allow for further long term growth or 
capacity to meet strategic employment land requirements if needed. As owner intensions with 
regard to the orchards along the A4019 are not known this area has also been discounted from 
the developable land.  However, if this area were available it could provide a further 23ha of 
land that could be redeveloped.  

Other options within this boundary were considered (Shown on Figure 8.6).  Strong boundary 
options are along the drainage feature south of the Hyde Brook and the strong field boundary 
linking The Green, Fairoaks and woodland block in the vicinity of Dog Bark Lane.  Excluding 
these areas would only provide the minimum land requirement assuming average densities of 
50dph could be achieved.  Alternatively, development would have had to partially extend west 
of The Green adjacent to the A4019 when there is no obvious boundary option.  

Therefore, it was considered beneficial to discount these options to retain flexibility and allow 
the most appropriate proposals to be developed, through a detailed masterplanning exercise, 
rather than just a boundary review exercise. 

Whilst the developable land with Cheltenham Borough Council’s area is more than sufficient to 
deliver the 1,000 dwellings required, the developable land within Tewkesbury Borough 
boundary is not sufficient to deliver the 4,000 dwellings, and associated supporting uses, 
specified split in the Draft Revised RSS. 

NWC Option 2 - Severance 
NWC Option 2, this comprises 480ha of land, of which just under 400ha is considered to be 
developable.  The same area of land within Cheltenham Borough is included in this option as 
within NC Option 1 but the boundary extended to the M5 south of The Green.  This leaves a 
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total of just under 331ha within Tewkesbury Borough, of which over 273ha is developable.  
This option provides sufficient land in total, and achieves the split between the two Borough 
boundaries, in order to deliver the 5,000 dwellings, and associated supporting uses, specified in 
the Draft Revised RSS.  It also provides significant land for the longer term should this be a 
future requirement. 

8.8.4 Assessment of the Urban Extension Boundary Options 

NWC Option 1 - The Green/Hyde Brook 

Does the option accommodate the Draft Revised RSS housing growth, and supporting uses, at 
a density between 40-50dph? 

This urban extension option provides sufficient land to accommodate the total developable area 
requirement, including the 5,000 new homes. 

It does not, however, allow the specified split between the two Boroughs to be accommodated, 
as the amount of developable land within TBC’s boundary is not sufficient.  This option, 
therefore, would require the land within CBC’s boundary to deliver more new homes 
(approximately 1,750 in total).  It also provides significant flexibility to deal with detailed 
design issues and meet longer term needs or employment land requirements close to the existing 
urban area. 

Is the option contained within a Green Belt boundary that meets the guidance on the criteria 
for defining Green Belt boundaries within PPG2? 

NWC Option 1 boundaries are formed by the River Swilgate and Hyde Brook to the north, rail 
line to the east and The Green to the west.  This forms a strong and defensible boundary that 
meets PPG2 requirements with flexibility for further long term growth. 

This option reduces the width of the remaining Green Belt to the north-west of the development 
area to no more than about 1km therefore raising the question as to whether it should be retained 
and is a matter for the JCS.  Green Belt extension in this location was rejected by both the Panel 
and deleted in the Revised Draft RSS, there is consequently no policy support for a Green Belt 
extension.   

Does the option maintain or enhance the existing landscape character, taking into account 
any necessary mitigation measures? 

By adopting The Green (the road between Elmstone Hardwicke and Uckington) and Lowdilow 
Lane as its western boundary, the Green Belt adopts an existing and identifiable landscape 
feature, and a developable area having capacity to meet the anticipated land requirement.  

The proposed boundary does not however, appear particularly significant in the surroundings.  
Other field boundaries, including those further west, could offer similar demarcation, although 
clearly to the west it is the M5 motorway that forms the major landscape feature, introducing 
noise and views to moving traffic, evident from within the landscape to its east.  The A4019 
provides a robust boundary to the south, the road having a similar landscape influence to that of 
the motorway.  To the north and east the railway and waste disposal site perimeter also provide 
strong boundaries.  
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Although development will result in significant change to the prevailing character of the area, 
there should be considerable scope for enhancement at a local level, in particular by retaining 
and reinforcing field boundaries, exploiting key views across and out of the area and 
introducing further woodland/screen planting at appropriate locations.  Currently much of the 
area consists of fairly uniform agricultural fields (although there is generally more interest and 
variety towards the north and east).  Sensitive design of recreational open space and movement 
corridors offers scope to add further interest, focussed along existing field boundaries and the 
course of the River Swilgate.  Overall, development of the area offers considerable scope for 
landscape enhancement. 

NWC Option 2 - Severance 
Does the option accommodate the Draft Revised RSS housing growth, and supporting uses, at 
a density between 40-50dph? 

This urban extension option provides sufficient land to accommodate the total developable area 
requirement, including the 5,000 new homes, and the split between the two districts as specified 
in the Draft Revised RSS. 

Overall NWC Option 2 could also provide additional housing post 2026 and actually provides 
more than double the amount of land required to meet the Revised Draft RSS requirements. 

Is the option contained within a Green Belt boundary that meets the guidance on the criteria 
for defining Green Belt boundaries within PPG2? 

NWC Option 2 follows the line of the A4019 Tewkesbury Road to the south and the mainline 
railway line to the east or the Hyde Brook and River Swilgate, both of which are defensible 
boundaries.  It would result in severance of the Green Belt.  This could be considered by the 
JCS process as it would retain the primary Green Belt function of maintaining openness 
between Cheltenham and Gloucester and Cheltenham and Bishop’s Cleeve.  It does not mean 
that all land removed from the Green Belt should be developed and policies to this effect should 
be considered.   

Does the option maintain or enhance the existing landscape character, taking into account 
any necessary mitigation measures? 

NWC Option 2 differs to Option 1 in that the far stronger boundary offered by the M5 
motorway is adopted for development purposes, the Green Belt function primarily being to 
address the separation of Cheltenham and Bishop’s Cleeve.  Inclusion of land east of the 
motorway allows the adoption of a more logical landscape boundary and the development of the 
less sensitive land lying between the A4019 and The Green.  The area north of The Green, 
although lying close to the motorway and hence affected by its proximity, also includes a 
number of individual properties and a more intricate field pattern.  This area would be more 
sensitive to development, suggesting that The Green should demarcate the northerly extent of 
the development area. 

8.8.5 Recommendations 
It is recommended that the urban extension and Green Belt boundary be delineated as set out in 
NWC Option 1 with a boundary drawn along the A4019, The Green, Lowdilow Lane, River 
Swilgate, Hyde Brook and rail line.  However, through the JCS process consideration could be 
given to whether retaining the remaining Green Belt is justified given its reduced extent and 
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limited contribution to the main purpose of maintaining the separation of Gloucester, 
Cheltenham and Bishop’s Cleeve (NC Option 2).  

Any detailed masterplanning of the urban extension will need to take into account the following 
site specific elements (in addition to those generic issues set out at section 3.6): 

• planting to ‘soften’ the proposed westerly boundary; 

• careful consideration of key views including those towards the church at Elmstone 
Hardwicke and more distant views to the east; 

• reinforcement of the Cheltenham Circular Footpath as a key route, with appropriate 
offsets from development; 

• retention and enhancement of other footpath routes including Dog Bark Lane; 

• incorporation of the River Swilgate floodplain and other watercourses as part of the 
landscape strategy; 

• maintaining the rural setting and relationship to Uckington and Elmstone 
Hardwicke as part of detailed site planning; 

• avoidance of development towards the northern part of the Area of Search beyond 
The Green; 

• consideration of the landscape restoration proposals for the waste disposal site to 
the north to enable these to be reflected, if appropriate, in the treatment of this part 
of the development;  

• detailed appraisal of visual effects likely to be experienced from residential 
properties including those at Swindon Village and of development on the higher 
land immediately south of the Hyde Brook;  

• the integration of the development and relationship with the existing urban areas of 
Swindon;  

• the potential for redevelopment of the orchards along the A4019 to achieve a high 
quality ‘gateway’, suitable access strategy and enable development to avoid the 
more sensitive areas to the north and north-west: and 

• the role that the site might play in meeting strategic employment land needs. 
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9. Summary and Recommendations 

9.1 Summary 

9.1.1 Background and Context 
This study, commissioned by Tewkesbury, Cheltenham and Gloucester City Councils, provides 
an assessment of the land located within five Areas of Search identified within the Draft 
Revised RSS that fall within Tewkesbury Borough.  As the emerging RSS only identified the 
number of homes to be delivered in each general location, and is not site specific, it is the role 
of LDFs to determine those areas that should be preferred for development and where long term 
urban extension and Green Belt boundaries should be drawn.  This study therefore forms part of 
the evidence base to assist Tewkesbury, Gloucester City and Cheltenham Councils prepare their 
joint Core Strategy. 

In drawing on these recommendations it must be acknowledged that the Secretary of State has 
since announced the revocation of Regional Strategies.  This clearly has implications for the 
JCS process and the scale of growth that needs to be planned for.  Nevertheless, this study will 
still form an important part of the JCS evidence base and can assist decision making with regard 
to the options for creating sustainable urban extensions, if peripheral growth is required.   

9.1.2 Assessment Method 
As the Draft Revised RSS only identified the Areas of Search diagrammatically, some 
judgements have been made in determining the exact area to be tested.  Wherever possible, 
obvious physical boundaries have been used, such as motorways, main roads and railway lines.  
To be robust the Study Areas have, for the most part, been drawn to encompass an area greater 
than that likely to be needed.  This helps ensure that a range of options can be considered and 
that the potential impact on a wider area assessed. 

The subsequent stages have then been part of an iterative process that takes into account the 
scale of growth envisaged within the Area of Search, informed by a series of assessments 
including the following: 

• Landscape Assessment; 

• Green Belt Review; and 

• Capacity Testing. 

The assessment of the baseline landscape character and visual sensitivity of each of the Study 
Areas has been undertaken together with an analysis of the potential impact of development.  
This approach provided a comprehensive appreciation of the Study Area and informs a robust 
selection of first, the Green Belt boundary options and ultimately the urban extension boundary 
options. 

With four of the Areas of Search it has been necessary to consider options for revising the 
Green Belt boundary.  Previous studies at the Regional and Sub-Regional level have already 



Draft - See Disclaimer 
144 

 

 
 

h:\projects\ea-210\#25000 projects\25233 tewkesbury (sub file, main in bristol)\1 client\reports\urban extensions\draft 
final urban extensions boundary study.doc 

© Entec UK Limited 

 July 2010 
 

 

 

 

considered such matters in a strategic context and the Revised Draft RSS determined the most 
appropriate and sustainable locations for growth.  This study does not seek to repeat this work 
but looks to identify the most obvious strong and well defined boundary options that will endure 
in the long term, accommodate the growth required and accord with policy in PPG2: Green 
Belts.  The method of assessment chosen is discussion based rather than devising complicated 
scoring systems for reasons set out in the report.  It also focuses on ‘openness’ as the main 
attribute of Green Belts and, as identified by the RSS EIP Panel, maintaining the separation 
between Gloucester, Cheltenham and Bishop’s Cleeve. 

The Area of Search North of Bishop’s Cleeve is not located within the existing Green Belt 
therefore the Urban Extension Boundary Options have been informed by the Landscape 
Assessment and constraints analysis. 

The capacity testing undertaken consisted of constraint mapping, drawing on the landscape and 
Green Belt assessments and building in other land requirements for achieving sustainable 
communities.  However, it should be recognised that this process effectively identifies the 
minimum land required and is not a detailed masterplanning exercise. 

9.1.3 Summary of Main Boundary Options Considered and Recommendations 
The main Urban Extension and Green Belt Boundary Options for each of the Areas of Search 
are summarised in Table 9.1, which includes details of their ability to accommodate the growth 
specified in the Draft Revised RSS.  The report does not attempt to detail every possible 
boundary option, of which there are many, but focuses on the strongest most logical ‘strategic’ 
options given the scale of growth proposed, the assessment undertaken and advice in PPG2.  

Table 9.1 Strategic Urban Extension and Green Belt Boundary Options Summary 

Area of 
Search 
(RSS
target)

Strategic
Urban 
Extension 
Boundary 
and Green 
Belt Options*  

Recommended 
Option 

Draft Revised 
RSS Growth 
Accommodated? 

Comments

North of 
Gloucester 
(2,500
dwellings) 

NG Option 1 - 
Hatherley 
Brook/Frog 
Furlong Lane 

�  
Yes if higher 
densities can be 
achieved, but land 
availability limited 
and detailed 
constraint/capacity 
testing is required.  
Higher densities 
essential and little 
potential for longer 
term expansion or 
meeting other 
strategic land 
requirements e.g. 
employment needs.  

A small amount of isolated 
development north of the Hatherley 
Brook is considered undesirable 
simply to meet a numerical housing 
requirement.  Contribution to meeting 
RSS target may need to be revised 
following detailed testing, which 
could suggest that the scale of 
growth should be reduced rather than 
see development north of Hatherley 
Brook (flood issues, access, SSSI 
etc.). Final scale of growth should be 
led by detailed masterplanning. 

Provides a very strong and 
defensible Green Belt boundary in 
accordance with PPG2. 
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Area of 
Search 
(RSS
target)

Strategic
Urban 
Extension 
Boundary 
and Green 
Belt Options*  

Recommended 
Option 

Draft Revised 
RSS Growth 
Accommodated? 

Comments

 NG Option 2 - 
Hatherley 
Lane/Frog 
Furlong Lane 

 

 
Yes, significant 
additional potential 
for growth beyond 
2026 if required. 

For the reason specified above 
expansion in this area needs to be 
planned on a neighbourhood scale 
and not piecemeal or small scale. 

Provides a very strong and 
defensible Green Belt boundary in 
accordance with PPG2.  Contributes 
little to Green Belt purposes so could 
be considered as a long term 
boundary option through the JCS 
with safeguarding policies applied to 
the Twigworth area. 

SC Option 1 - 
Existing Green 
Boundary � Yes, but land 

availability limited 
and detailed 
constraint/capacity 
testing required. 
Higher densities 
needed and little 
room for longer term 
expansion or 
meeting other 
strategic land 
requirements. 

RSS Borough 
housing split would 
not be achieved. 

Uses boundaries as defined in the 
Tewkesbury and Cheltenham Local 
Plans with a minor modification in the 
A46/Brizen Farm area.  

Detailed testing should examine land 
ownerships and the ability to achieve 
a comprehensive solution.  Recycling 
of existing sites should be 
maximised.  A detailed solution 
should focus development on the 
least sensitive (in landscape terms) 
northern areas of Leckhampton and 
Brizen. 

Contribution to meeting RSS target 
may need to be revised following 
detailed testing which may reduce 
site capacity. Solution should be led 
by detailed masterplanning.  

SC Option 2 - 
Brizen 

 Yes, additional 
potential for growth 
beyond 2026 if 
required. 

RSS Borough 
housing split would 
be achieved. 

Land utilised is considered to make a 
significant contribution to Green Belt 
purposes, particularly to the south, 
and the separation of Cheltenham, 
Shurdington and therefore 
Gloucester.  Visual separation also 
important in wider landscape terms.  
Extension on to Brizen would allow 
flexibility and enable less 
development in the Leckhampton 
area which is more sensitive in 
landscape terms.  

South of 
Cheltenham 
(1,300
dwellings) 

SC Option 3 - 
Shurdington 

 Yes, significant 
additional potential 
for growth beyond 
2026 if required. 

Land is considered to make a 
significant contribution to Green Belt 
purposes and the separation of 
Cheltenham, Shurdington and 
therefore Gloucester.  Visual 
separation is also important in 
landscape terms.  Option therefore 
discounted. 
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Area of 
Search 
(RSS
target)

Strategic
Urban 
Extension 
Boundary 
and Green 
Belt Options*  

Recommended 
Option 

Draft Revised 
RSS Growth 
Accommodated? 

Comments

East of 
Gloucester 
(1,500
dwellings) 

EG Option 1 - 
Brockworth 
Bypass � 

Yes, additional 
potential for growth 
beyond 2026 if 
required or to meet 
other strategic land 
requirements. 

 

Whole area considered to make little 
contribution to Green Belt purposes.  
The justification for retaining a small 
disjointed section of Green Belt is 
limited as Brockworth Bypass 
provides a very strong long term 
boundary. 

Added flexibility could allow for 
longer term growth and enable the 
best design solution to emerge that 
integrates well with Brockworth.  
Need to respond to access 
challenges, noise issues near to the 
M5 and areas of local sensitivity at 
the eastern end of the site, around 
Brockworth Court and Horsbere 
Brook.  Safeguarding policies may be 
required. 

NBC Option 1 - 
Homelands 
Farm 

 

Yes, additional 
potential for growth 
beyond 2026 if 
required. 

 

This option avoids more sensitive 
landscape areas west of the A435 
and north of the Dean Brook.  It 
utilises the first existing boundary 
north of Bishop’s Cleeve that still 
retains the important separation with 
Gotherington.  It also protects the 
integrity of the Dean Brook itself 
which provides important visual 
separation between the two 
settlements and a significant lands 
landscape feature.  

Development in this area would be in 
close proximity the existing urban 
edge and areas already with planning 
permission. 

North of 
Bishop’s 
Cleeve* 
(1,000
dwellings) 

NBC Option 2 - 
New Boundary � 

 

Yes, boundary 
would be defined by 
detailed 
masterplanning 
exercise.  

As above, but with the creation of a 
new boundary closer to Bishop’s 
Cleeve and south of Homelands 
Farm to accommodate the specific 
growth requirement. Integration with 
areas that already have planning 
permission will be important to 
develop a comprehensive solution 
and access strategy.  Development 
either side of Gotherington Lane is 
favoured to limited encroachment 
towards Gotherington. 



Draft - See Disclaimer 
147 

 

 
 

h:\projects\ea-210\#25000 projects\25233 tewkesbury (sub file, main in bristol)\1 client\reports\urban extensions\draft 
final urban extensions boundary study.doc 

© Entec UK Limited 

 July 2010 
 

 

 

 

Area of 
Search 
(RSS
target)

Strategic
Urban 
Extension 
Boundary 
and Green 
Belt Options*  

Recommended 
Option 

Draft Revised 
RSS Growth 
Accommodated? 

Comments

NWC Option 1 - 
The Green/ 
Hyde Brook � 

Yes in total, but 
Borough housing 
split would not be 
achieved.  
Additional longer 
term capacity is also 
available. 

The option favours land that is close 
to the urban edge, makes least 
contribution to Green Belt purpose 
and could be acceptable in 
landscape terms.  The boundary 
used is robust and meets PP2 
requirements and would not be at 
risk of early review.  

Other boundary variations were 
considered, generally to the south of 
the Hyde Brook and Elmstone 
Hardwicke, to limit the extent of land.  
However, given the scale and 
challenges in planning a community 
of 5,000 homes greater flexibility is 
required and should be maintained.  
The ultimate solution to deal with the 
setting of Elmstone Hardwick, 
Swindon, avoiding more sensitive 
landscape areas and provide Green 
Infrastructure should be driven by 
detailed design considerations rather 
than just boundary setting. Policy to 
protect areas removed from the 
Green Belt and intended to remain 
open may also be required. 

Redevelopment of the orchards 
along the A4019 should be pursued 
to facilitate the access strategy and 
enable more sensitive areas to be 
avoided. 

North West 
Cheltenham 
(5,000
dwellings) 

NWC Option 2 - 
Severance 

 Yes, significant 
additional potential 
for growth beyond 
2026 if required. 
Borough housing 
split could be 
achieved. 

Consideration could be given through 
the JCS process to whether retention 
of the remaining Green Belt is 
justified given its reduced extent and 
limited contribution to the main 
purposes of maintaining the 
separation of Gloucester, 
Cheltenham and Bishop’s Cleeve.  
The development of this area would 
provide significant additional capacity 
but well beyond the current extent of 
the town.  If removed from the Green 
Belt safeguarding policies should be 
considered. 

*Urban Extension Boundary only, Area of Search outside the Green Belt 

 

 

 

 

On the basis of the above recommendations, this study has demonstrated that the housing, and 
associated supporting growth, specified by the Draft Revised RSS could physically be 
accommodated within each of the Areas of Search.  This can be achieved more comfortably and 
with a certain amount of flexibility at: 
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• East Gloucester; 

• North of Bishop’s Cleeve; and 

• North West Cheltenham. 

In contrast, and within the boundaries recommended in this study, the potential to accommodate 
the growth envisaged would appear more challenging at: 

• North Gloucester; and 

• South Cheltenham. 

However, this study does not seek to provide a design solution for each urban extension and 
caution must be exercised in defining a boundary in advance of a robust masterplanning 
exercise.  Detailed design of the urban extensions will, therefore, need to take into account a 
range of factors including: 

• the landscape and visual sensitivity of the whole or part of the Area of Search; 

• appropriate mitigation measures; 

• distribution of a range of residential densities across the development in response 
to landscape character, relationship to existing built form, key views and proximity 
to the existing features on the site; 

• a potential shift to densities lower than envisaged in the Draft Revised RSS and 
therefore the reduction the growth achievable, specifically at North Gloucester and 
South Cheltenham; 

• location of the various uses, services and facilities across the site, along with those 
already existing in the local area; 

• phasing and connectivity within the development and into their respective 
town/city centres by foot, bicycle and public transport;  

• surface water drainage and flood mitigation measures appropriate;  

• landownership and existing committed developments; and 

• viability and deliverability. 

In taking these matters forward, close working with landowners and developers (or their agents) 
is recommended to make the best use of resources, develop a common evidence base and ensure 
that development options will be deliverable and developable in the terms of PPS3.  

 

 

 

 

 


