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Mr Matthew Neal  
Stratford on Avon District Council 
Elizabeth House 
Church Street 
Stratford upon Avon 
Warwickshire 
CV37 6HX 
 
27 November 2017 
 
 
Dear Matthew 
 
Response to SEA of Brailes Neighbourhood Plan on behalf of Mrs Manley – Site 2 – Castle Hill. 
 
These comments are submitted on behalf of Mrs B Manley in response to the Council’s 
consultation of the SEA of Brailes Neighbourhood Plan prepared by Lepus Consulting dated 
October 2017. The comments are made with particular reference to Site 2 – Castle Hill, 
however brief reference is made to some of the other sites as appropriate. 
 
The overall conclusions of the SEA are that: 
“The four preferred options are generally seen to be some of the best performing sites of those 
assessed, especially when the revised site boundaries are considered. The Brailes area has a 
relatively high sensitivity to housing development, especially in terms of landscape character, 
cultural heritage and flood risk. The assessment scores for Sites 1, 3 and 4, therefore, reveal that 
these locations are likely to be the most appropriate sites for development. The assessment 
scores for Site 2, however, are comparatively worse (See Table 5.1). Development at this site is 
anticipated to have adverse impacts to landscape and cultural heritage, in addition to 
having a high risk of surface water flooding in a small region of the preferred option. Although 
many of these effects are dependent on more detailed design proposals, this site is seen as 
less suitable for housing development than the other preferred options”. 
 

 

 

 JAYNE CASHMORE 
BSC, MA, MRTPI 
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In general terms, the conclusions on Site 2 in relation to some of the objectives is considered to 
be unduly harsh and unfounded. This is when considered in isolation and also when 
considered with reference to conclusions made on some of the other Sites (1-3) which have 
similar constraints.  
 
Table 5.1 from the SEA is copied below. 

 
 
The key differences (with the exception of economy for site 1) between sites 1-4 are SEA1, 
SEA2 and SEA4. 
 
SEA1 – Cultural Heritage 
The location of Site 2 is sensitive to heritage, however this in itself does not make it unsuitable 
for development. As the SEA sets out at paragraph 3.3.5, ‘The effects of a development on the 
setting of such historic asset designations will depend substantially on design, the details of 
which being uncertain at this stage’. 
 
The Neighbourhood Plan has a draft policy H4 to protect heritage assets. When informed by a 
comprehensive Heritage Assessment, it is feasible that the site would not result in 
unacceptable harm. Paragraph 7.1.3 also identifies that the site could deliver benefits to 
cultural assets in the area. 
 
 
SEA2 - Landscape 
The SEA has given Site 2 a ‘double negative’. The summary on page 5 is:  
“Landscape 
As all sites are within the AONB and in a rural area, all sites were assessed to have a negative 
impact for landscape. Significant impacts were seen where views from existing monuments, 
settlements or public footpaths were likely to be adversely affected. Development at Sites 2 
and 4 is anticipated to have a significant negative impact the landscape character of the 
area”. 
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Much of this view appears to be to be based on the Council’s Landscape Sensitivity Study and 
subsequent Warwickshire CC Upper and Lower Brailes Landscape Study which states ‘As it has 
not been possible to separate the fields and wooded area from each other and the 
contribution they make collectively to the zone the high landscape sensitivity identified by the 
Stratford Landscape Sensitivity Study remains unchanged’. However, the proposed 
development site is substantially smaller than the landscape sensitivity zone area, and clearly 
does not involve both fields and woods. The SEA states that ‘Although the revised site 
boundaries will result in development falling more into line with existing built form, it is 
anticipated that development at the preferred option would still be out of place within the 
surrounding landscape’. 
 
However, there are countless examples of applications determined by the Council and on 
appeal which have been granted/allowed whereby the Landscape Sensitivity Study identifies 
a medium or high sensitivity to housing development, which, when a design is informed by a 
Landscape and Visual Impact Assessment, submitted with full details and therefore put in 
context with the design, scale and siting fully known, no unacceptable visual harm would 
arise. The site does fall in line with existing built form and once a design is worked up, and 
therefore it is considered extreme and unevidenced to assign a ‘double negative’ to the 
landscape impacts of this site. 
 
SEA4 - Flooding 
Site 2 has been given a ‘double negative’. In the flooding summary, the report states  
“Flooding 
Some of the sites were assessed to be at risk of fluvial and/or surface water flooding. Two of 
the sites assessed had areas of Flood Zones 2 & 3 associated with Sutton Brook. Surface water 
flooding is seen to be a problem in Brailes as the soil has impeded drainage which is likely to 
lead to overland flow. Two of the preferred options are at some risk of surface water flooding, 
with Site 2 containing areas at high risk”. 
 
However, unless there is other data that Lepus Consulting has access to, below are extracts 
from the Environment Agency website of surface water flooding risks for both sites 2 and 3 
alongside the site areas from the draft NDP. 
 

   
Site 2   
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Site 3 
 
The surface water drainage risk shown on the EA website is solely within the south-eastern 
corner of the site and a very minor area in the north-west of the site. Neither part of the site 
would logically have any built form on it. In the south-east any development in the area 
identified at risk of surface water flooding would project forward of the neighbouring property, 
Oak Tree House, breaching 45 degree angles and resulting in harmful overbearing and loss of 
light. As such, there would be no development whatsoever on any part of the site which is 
subject to surface water flooding. Added to this there are opportunities for SUDS to be 
incorporated into the site and actually result in betterment. It is therefore considered unduly 
harsh to classify Site 2 as a ‘double negative’ in respect of SEA4 as the development will not 
impact on any part of the site classified as at risk of surface water flooding, and will also 
incorporate measures to ensure greenfield run off rates remain through SUDS to mitigate the 
existing measures. 
 
The point of also setting out Site 3 above is that that site has also been scored a ‘double 
negative’ with a portion of the site subject to surface water flooding issues. The access point is 
also not clear for site 3 and a potential access point could also result in additional 
hardstanding through an area at surface water flood risk.  
 
As such, there are three key points on SEA4: 

(1) The red line Site areas used by Lepus Consulting may be overly crude as they do not 
necessarily include all the land necessary to carry out the development.   

(2) The area of Site 2 which is identified at surface water flooding risk would not be 
developed 

(3) The ‘double negative’ score on Site 2 is therefore excessively harsh. It is not 
reasonable to conclude that Site 2 is comparatively worse in terms of flooding for 
the above reasons. A simple revision to the site edged red, if further assurance is 
required that the area would not be built on, could exclude the area at flood risk as 
shown below by the yellow lines. 
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In general terms, the NDP Steering Group reason for selecting the site seems to be a much 
more locally reflective, logical and proportionate assessment of the constraints and potential 
at the site, which is set out on page 71 of the SEA. This states: 
 
“Manley Castle Hill Lane 512 
Landowner willing to offer site for 6 homes, including 2 affordable. Housing association willing 
to support 2 affordable homes on this site. The original Lepus assessment showed the site as 
having a “- -” for flooding, the section of the site selected to support six houses is not in the 
area prone to flooding. In addition, the selection of small sites has less impact on the 
landscape and the environment. Whilst this site scored lower than the Manley’s 422 Castle Hill 
Lane, it was given preference because it was next to a recently developed site This site also 
scores “- - “on Cultural Heritage, the group is aware of this and has put a Policy in the Plan (see 
Policy H4) to mitigate any adverse effect on Castle Hill (Scheduled Ancient Monument)”. 
 
Review of wording in Section 7 of the document  
Throughout the document Site 2 has been unfairly portrayed more negatively than other sites 
that have also received double negatives. Site 2 has been given a double negative on 
landscape and flooding. Site 4 also has been given a double negative on landscape and Site 
3 a double negative on flooding. When reading the summaries on landscaping and flooding, 
the document appears to criticise Site 2 above others without reason. For example, if Site 2 
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and 3 both have a double negative for flooding, why is the report worded to say “The most 
significant negative effect is anticipated to be at Site 2”. This simply is skewed against Site 2. 
The same goes for landscaping. Both Site 2 and 4 have a double negative, yet the wording 
‘The most significant negative impact is anticipated to be at Site 2, where an adverse impact 
to the setting and views from Castle Hill resulted in a double negative score. Development at 
Site 4 is also deemed to have a significant impact due to adverse effects to views from the 
adjacent public footpaths’. If both Site 2 and 4 have double negatives, why is Site 2 targeted 
as being ‘most significant’. There is no evidence set out to back this up. 
 
Summary 
In summary it is therefore considered that the SEA has been unduly negative about Site 2, both 
when considered against how other sites have been assessed and also does not reflect that a 
detailed application, supported by a number of studies to inform the design, would mitigate 
many of the broad issues the SEA has suggested. Mrs Manley continues to welcome the 
Neighbourhood Plan support of the site, and fully intends to prepare an application with a 
comprehensive suite of supporting statements to inform the design and subsequent 
submission. 
 
Other Matters 
It is noted that at paragraph 4.61 this states ‘A recent planning application was refused for a 
single dwelling in the north west area of the site adjacent to the B4035’ and ‘ Planning 
permission was refused for a single dwelling in the north west area of the site adjacent to the 
B4035, thought to be due to the landscape sensitivity of this site.’ 
 
It is not clear which application this relates to. The only application I am aware of in either site 
516 or 517 that is for a single dwelling that fronts onto the B4035 was application 17/02070/FUL 
and was granted, not refused. 
 
 

Yours Sincerely 

 
Jayne Cashmore MRTPI 
Oakwood Planning Limited 


