
          43 West End, 

          West Haddon, 

          NN6 7AY 

 

                 1st February 2021 

 

 

Dear Mrs Phillips, 

 

Re: Planning application DA/2020/1040  

Improvements to existing car park layout and highway access. 

Construction of 6 no. one bedroom terrace bungalows.  

Land Adjoining Almshouses, Crick Road, West Haddon 

 

I write with regard to the above application on behalf of my wife and myself. 

I do not object to the principle of the proposed development – locally needed affordable 

housing outside the village development boundary - but I have real concerns as to the 

design and precise location of the proposed development; as well as the lack of a visual 

impact assessment. 

Location  

This is relevant to (i) the setting of the existing Alms Houses, a “non-designated heritage 

asset”; and (ii) the character and form of this part of the Conservation Area and village. 

In my view the proposed development should be sited some 10 metres further to the west 

(in the absence of a visual impact assessment having been prepared by the applicant, it is 

not possible to be precise).  

This would be more likely to prevent the existing and proposed development from being 

perceived, from a number of viewpoints, as one continuous building along the south side of 

Crick Road. I have in mind, for example (and using the West Haddon Conservation Area 

Appraisal and Management Plan (February 2020) (“WHCAAMP”) as a reference point): 

- footpath 3 (Figure 13, p.30) looking southwest; 



- viewpoint 4 (ibid, p.31) from the footway heading westwards along West End/Crick 

Road; and  

- entering into the village from the Crick direction (e.g. in the vicinity of the 30mph 

speed sign on Crick Road). 

(These viewpoints were moreover expressly referred to in DDC’s pre-application 

consultation response (January 2020).) 

This would help to provide an appropriate gap between the existing and proposed 

developments, to respect and enable the historic isolated character of the existing Alms 

Houses to be appreciated.  

This appears moreover to be the location envisaged by the Council’s informal pre-

application advice to the applicant in January 2020: 

“the Option 2 site could better maintain this isolated character and could also lessen 

the impact on the long views towards the almshouses from the west and the east …” 

I would also mention that it is a point that I made informally to some of the trustees as long 

ago as 2019. 

Design 

Linked to the need for an effective gap are concerns as to the proposed design.  

As the WHCAAMP advises: 

“modern development should seek to sit subservient to historic buildings rather than 

dominating them” (paragraph 9.7)  

In my view the proposed development would not appear subservient to the existing Alms 

Houses.  

To say that it would be a lower building is not of course sufficient. The proposed 

development:  

(i) would be a noticeably longer and wider/deeper building than the existing 

building (the proposed development would be approximately 37 metres1 in 

length); 

 
(ii) would be set forward of the Alms Houses and thus be clearly visible in views 

of the Alms Houses from west and east;  

                                                           
1 Given lockdown, as well as the time available since the application came to my attention on 27th 
January, it has not been possible to get access to a printer to print off full-size plans, so the above 
figure is an estimate, doing the best that I can online. 



 

(iii) it is proposed also to extend the existing informal car park by at least 2 

spaces (5 m) (adjacent to the new building) and nearer still to the road; 

therefore in the unscreened eyeline of the viewer from the east; 

 
(iv) its 6 broad, road-facing gables, would be much larger (i.e. much higher and 

broader) than the 6 modest pitched roof porch entrances to the existing Alms 

Houses and therefore out-of-character and eye-catching by reason of their 

size; 

 
(v) although stated to be single storey, a significant part of its roof, behind and 

above the central 4 gables, would in fact extend as high as the eaves of the 

Alms Houses; indeed the roof of the proposed development would, in my 

view, be far more prominent than the roof of the Alms Houses; 

 
(vi) 1960s/70s-style ceiling-to-floor fenestration adjacent to each front door 

would be clearly out-of-character and discordant with the Alms Houses; 

 
(vii) the proposed partial use of patterned brickwork asymmetrically on half of 

each gable is not in fact a feature of the Alms Houses; and the reference 

(D&AS, p.10) to the Old School House in Winwick appears misplaced for a 

Conservation Area in West Haddon; 

 
(viii) on the south-facing elevation, the 40 panel PV array and long line of ceiling-

to-floor doors/windows would be discordant and obviously eye-catching. 

 

Given that the physical gap between the proposed development and the existing Alms 

Houses would be no more than the width of the existing informal car park, the effect of the 

foregoing points in my view wold be that the proposed development would not be 

subservient to the existing Alms Houses; instead it would be discordant and compete with 

them.  

Constructively, I believe that a greater separation between the existing and proposed 

developments would be an important start. I also believe that this, coupled with the setting 

back of the development and the use of a traditional pitched roof over the single storey 

building and traditional windows/reduction in full length fenestration, with the use for 

example of solar tiles (rather than the proposed 40 mounted panels) would be a significant 

improvement in terms of the setting and historic and architectural significance of the Alms 

Houses, the character and appearance of the Conservation Area and the visual impact of the 

proposed development. 



 

Visual harm 

It is very surprising that no visual impact assessment has been submitted with the 

application.  

In particular there is no consideration at all set out in the D&AS, and therefore no 

acknowledgement in the D&AS, of the visual impact of the proposed development, both on 

its own and/or in conjunction with the existing Alms Houses. 

The WHCAAMP – which makes some 21 references to the Alms Houses2 – draws attention 

to their visibility both from within and into the Conservation Area. I have already drawn 

attention for example to the view from footpath 4 above. The WHCAAMP refers to 

footpaths to the south, including the Jurassic Way. It also refers to area OS2 which also is 

said to make a significant contribution to the Conservation Area. 

The WHCAAMP refers for example to: 

“FP4: This footpath runs south/southwest from the Alms houses on Crick Road 

through several fields of pasture until it joins Footpath 5. From here there are views 

over the countryside to the west and southwest and also back towards the proposed 

conservation area.  

V4: Looking west across the pasture field towards the Alms Houses, which are 

distinctive buildings that provide visual interest.  [the proposed development in 

this view will be seen      forward of the existing Alms 

Houses] 

V25: Southwest from the Alms Houses in Crick Road.  [only this one viewpoint, an 

looking                  out from the southern 

edge of the car                  park adjacent to 

the   Alms Houses, is                  referred to in the 

D&AS – paragraph                   4.3] 

OS1: Land to the southwest of the Alms houses, Crick Road  

 An area of pasture that makes a significant contribution to the setting and 

character of the conservation area and in particular the setting of the Alms 

Houses.  

 The open space provides long views from the conservation area towards 

the open countryside to the southwest and enhances its rural setting.  

                                                           
2 This underlines its significance for the purpose of NPPF paragraph 197. 



…. [the WHCAAMP states that the whole of OS1 makes a 

significant contribution to the Conservation Area; the DA&S3 is 

incorrect to say that the area of the allotments within OS1 

make only a moderate contribution.] 

OS2 : Land southwest of Rush House and Thorndale Lodge  

…. 

It emphasises the outlying nature of the Alms Houses on Crick Road and West 

Haddon’s rural setting.” 

It is thus a serious omission that no visual appraisal/impact statement is provided to assist a 

proper understanding of the impact of the proposed development, not just in terms of 

landscape and visual impact but also in terms of the setting of a non-designated heritage 

asset; as well as a proper and comprehensive assessment of the effect of the proposed 

development on the character and appearance of the Conservation Area.  

I have referred above (a) to views in both directions along Crick Road; (b) to views from 

footpath 3 (in the general location of Viewpoint 9 (p.32)); and (c) to views from footpaths 4 

and 5 (p.30) (and longer distance views along the Jurassic Way from the south/south-west– 

footpath 5 is part of the Jurassic Way). 

Slyes Close lies to the north of Crick Road and is partially screened from Crick Road by a 

substantial hedge. The proposed development would, however, constitute the introduction 

of a significant development on the south side of the road, a side which, apart from the 

existing Alms Houses, is undeveloped and rural in character.  

The land to the south of the road falls away and this necessitates cut and fill to provide a 

level platform for the proposed development (see the proposed site section 6919-HBA-33 

Rev B).  

The proposed development would appear perched at the top of, and coming down, the hill. 

It is noted, for example, that the car park would be extended to the south by some 5m (as 

well as to the north). 

Policy WH1 of the Neighbourhood Development Plan requires compliance with various 

landscape design principles, including (c)  

“Development on hill slopes and other prominent sites on the edge of the 

village should be avoided to protect the profile and skyline of this traditional 

hill-top village.”  

Nowhere is this important policy addressed in the D&AS.  

                                                           
3 Paragraph 4.2. 



The law requires not only that applications be determined in accordance with the 

development plan (of which the NDP forms part) unless material considerations indicate 

otherwise, but also that “special attention shall be paid to the desirability of preserving or 

enhancing the character or appearance of that area.”  

It is well-established by case law that adverse harm to a Conservation Area is to be given 

considerable weight in any decision. (“less than substantial harm”, as the NPPF somewhat 

misleadingly refers to anything short of total or substantial physical loss of an asset, is 

nevertheless significant.) 

Not even to refer to, let alone acknowledge, for example, the obvious visual harm caused by 

the proposed 40 panel PV array is a matter of concern and naturally undermines confidence 

in the D&AS. 

The D&AS acknowledges that “the design has been specifically tailored to this use” 

(paragraph 6.5). This results, however, in an incongruous roof design in the Conservation 

Area, a pitched roof above and behind the central 4 gables simply to create a platform for a 

40 panel array; and no thought for its visual impact in views from the south, south-west or 

south-east has been given. The approach seems to have been to focus on the ‘public’ front 

of the building, but ignoring the many public view points of the rear/southern elevation. 

No explanation is given as to why PV tiles could not be used: this would achieve solar energy 

capture and a design – a simple pitched roof - which respects the setting of the Alms 

Houses, the character and appearance of the Conservation Area and significantly reduces 

the visual impact.  

It is not clear, in any event, that 40 panels are necessary for the electricity needs of the 

proposed development, particularly since air source or ground source heat pumps are to be 

installed as well.  

Reference is made to the visual benefit of removing the single garage in the car park 

adjacent to the Alms Houses; but this could of course be removed at any time by the 

Charity. 

Adjacency to the built up area 

The proposed location is said to be adjacent to the main built up area of West Haddon; this 

is presumably on the basis that, although there is no development on the south side of Crick 

Road, Stone House (on Crick Road immediately west of Slyes Close) and Slyes Close extend 

to the west on the north side of Crick Road. 

On this basis, moving the proposed development some 10 metres to the west would also 

still be adjacent to the main built up area. 

 



The loss of allotments 

The Charity/applicant owns a substantial area of adjacent land which can be used for 

replacement allotments. It is noted moreover that paragraph 2.2 of the D&AS states already 

that: “Arrangements are being made to ensure that the number of allotments available is 

not reduced.” There appears to be no reason why the same number, indeed an increased 

number of allotments, could not be provided on the remaining land. 

Other points 

No reference is made in the D&AS to the proposed removal of part of the existing historic 

curtilage wall of the Alms Houses to create a pedestrian access to the path which runs in 

front of the existing Alms House. Originally, it was proposed to put a new footway on the 

verge adjacent to the road. This would seem to be preferable/avoid harm to the heritage 

asset/its setting.  

Accessibility  

Whilst there is a bus stop in Crick Road, the pavement on the south side of Crick Road 

leading into the village needs attention: it is narrow and badly maintained; in addition, the 

adjacent highway is poorly drained, which means that, at times of heavy rain, ponding  

forms immediately adjacent to the footway (sometimes stretching to the centre line of the 

carriageway). All of this requires improvement if the occupants of the existing and proposed 

development are to be able safely and commodiously to access the facilities in the village, 

whether by foot or, for example, on a mobility scooter. This should be required by a legal 

obligation/s.278 agreement. 

The car park 

No justification is provided for the proposed 14 spaces. At present the car park is by no 

means fully used (perhaps half used). It would be a pity to provide an extended car park for 

14 spaces unless there were a need. The existing car park is small and informal. The 

proposed car park would extend the existing car park both to the north and to the south, 

hard pave and line the surface. This would inevitably be suburbanising; unless there is a 

demonstrated need for 14, the number should be reduced. 

The impact could also be reduced by the suggested increase in the gap between the Alms 

Houses and the proposed development; nor would an increase in the separation by some 10 

m prevent  easy access to the car park from the proposed development.  

Conclusion 

It is accepted – on the basis of the content of the D&AS – that a site outside the 

development boundary is required, albeit that the Housing Need survey identifies that there 



are more dwellings than households in the village; and it is well-known that there are 

existing properties which have been empty/unused for well in excess of 10 years.  

It is noted that all the existing and proposed dwellings are/would be 1 bedroom only; yet 

there is a need for 2 bedroom properties as well4; and this would also meet the policy 

requirement that a mix of dwellings be provided. A better mix might be the provision of 2 x 

2 bedroom and 2 x 1 bedroom. 

It is important that in seeking to meet a need the compromises required do not go too far. 

The proposed development would be located in an area which makes a significant 

contribution to the Conservation Area. A building some 37 metres in length is proposed to 

be built close to historic, still functioning Alms Houses. The design/siting of the proposed 

building would not sit well with the Alms Houses nor with the character and appearance of 

the Conservation Area (in terms of impact on the setting of the Alms Houses, roofscape and 

fenestration). Part of the roof design is to provide an incongruous, 40 panel PV array. Not a 

word about, let alone analysis of, its visual harm, or the impact on public views of the 

development as a whole is provided in the D&AS. 

A constructive proposal is set out above – the provision of dwellings which do not harm the 

setting/significance of the Alms Houses, do not materially harm the character or appearance 

of the Conservation Area, nor have an unacceptable impact on public views, still allow for 

the provision of allotments and for the harnessing of solar energy. 

 

Yours sincerely, 

 

Richard Humphreys 

 

                                                           
4 2 x 2 bedroom social flats or bungalows. (page 24, DDC’s West Haddon Survey May 2019. 


