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Within the slightly skewed grid of streets, laid out at the time of the foundation of the city in
the early thirteenth century and largely dictated by the inclusion of watercourses fed by the
river, there is a great wealth and diversity of architectural styles and materials. Many
medieval timber-framed houses, shops and inns have been re-fronted in the Georgian period
but their scale and idiosyncrasies (irregular fenestration, jetties, parapet eaves lines with
steep tile roofs behind), all make a valuable contribution to the character and appearance of
the area, and provide numerous examples of outstanding townscape quality which are an

undeniable characteristic of the city.

The Suburbs are residential areas dominated by the strong Victorian street pattern of a series
of relatively narrow parallel roads, in a loose grid layout, with terraced housing overlaying
earlier medieval origins. The predominant building material is red brick, and houses are

often decorated by intricate brick detailing.

The Wider Landscape Context of the Central Area

The special character and sense of place of the historic core and suburbs within the Salisbury
Central Area is also derived from the combination of topography, tree-lined river valley and

the water meadows that provide the wider landscape context for the city centre.

The rich chalk lowlands of Wiltshire form the wider setting of Salisbury. The convergence
of five river valleys means that water historically, and currently, plays a key role in the
establishment of the landscape context of the city. It is not only the Cathedral, but also the
number of other historic churches that occupy the city and tell their own story with regards
to its development. In addition, it is the relatively modest and consistent scale across the city
that makes the Cathedral such a dominant landmark and provides memorable townscape
from both a distance and in the immediate context of the street. In addition to the wider
landscape setting, the countryside weaves its way almost into the heart of the city. Early
seventeenth century water meadows encircle the southern half of the city and the gardens of
the grand houses of The Close back onto these water meadows forming an almost seamless

connection with these historic waterways.

The character of the views into and out of the area is defined by the topographical nature of
the City — sitting in the bowl of the river bend. The spire of Salisbury Cathedral is the tallest
in the United Kingdom and, together with its quintessentially English landscape setting, is
widely considered to be a nationally important icon. Within the area, the degree to which the

Cathedral spire is present/visible is one of the defining characteristics of City views. This is
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a defining element of the townscape, which provides both scale and orientation. The spire
can be seen from some considerable distance on clear days and this dramatic landmark is an
essential characteristic of the city. There are also views of the spire and the other landmarks
within the city, and some of these are extremely important to way finding in the city and are

very sensitive to change.

2.3.10  More generally within the area, there a number of factors, which strongly define the types of
view experienced. The grid pattern of Chequers provides long clear views channelled by
development either side. These are often terminated by built form in an attractive manner.
The Market Place, due to its piecemeal development and to some extent departure from the
strict grid pattern of the Chequers, has more complex views, which comprise glimpses such
as the juxtaposition of St Thomas’s church with the Cheese Market. Given the rigidity of the
townscape, funnelled and enclosed views are consistently provided as one moves on foot
around the city. This ability to be able to see for some distance, combined with the variety
and interest of buildings lining the streets of the core and the comfortable enclosure, which is

in proportion to the width of the street, make a significant contribution to the sense of place.

24 Summary of Special Qualities

24.1 The special qualities (or unique characteristics) of the Salisbury Central Area and the setting
of the Cathedral that are of heritage significance defined by the Conservation Area appraisal

study?® are:

o A spectacular semi-rural landscape river side setting comprising water meadows and tree-
lined slopes of the surrounding valleys;

o A medieval street pattern of grids surrounded by Victorian suburbs;

o Survival of the historic building plots (burgages) of the thirteenth century;

o Medieval timber-framed buildings, many of which have been re-fronted with brick and
render in the Georgian Period,;

e The high quality representation of architectural styles, materials and finishes throughout
the City;

e The use of materials — brick, timber, mathematical tiles and tile hanging to disguise and
historically upgrade timber framed buildings;

o Medieval rooflines in old red clay tiles (often seen behind later facades and revealed to

rear elevations);

3 City of Salisbury Conservation Area Appraisal and Management Plan (Forum Heritage Services and Context4D, Second
Draft, June 2008)
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e Georgian frontages - traditional sash windows, classical doorcases or doorhoods,
cornices, parapets and platbands;

e Views to the Cathedral — cultural/artistic (through nationally acclaimed paintings and
artists), processional, accidental and terminated views;

o Cathedral Close with its building history spanning eight centuries of planning and
architecture;

¢ A dynamic positive tension between the spiritual and the commercial sectors of the City;

o Green spaces of high quality particularly to the riverside; and

o The presence of trees in the streetscape.

Protecting the Special Qualities of the Area

Rationale and Effectiveness of the 40ft Rule Policy

A building heights policy to protect the character and setting of the City and Cathedral was
first introduced in the early 1960s by the planning authority at that time, Wiltshire County
Council. This is evidenced by Policy B5 of the South Wilshire Structure Plan, approved in
1980, which stated:

‘All new buildings in Salisbury within the area encompassed by the City Relief Road and the
River Avon will be controlled to a height not exceeding 12.2 metres (40 feet).’

The justification for the policy is provided by paragraph 5.253 of the South Wilshire

Structure Plan:

“The character of Salisbury, particularly the city centre, remains essentially modest in scale
with the Cathedral the dominant feature. The landscape and architectural setting of the City
and the Cathedral is such that a limitation on the scale and height of any new development is
necessary to maintain this setting. The planning authorities have since the 1960s operated
an informal policy to limit the height of new buildings to a maximum of 12.2 metres (40 feet)
within the City centre.’

It is understood that the origins of this policy approach was a consequence of concerns at
that time about the risk of increasing development pressures overwhelming the setting and
the dominant role of the Cathedral and its iconic spire in defining the special qualities of the
City.

As demonstrated in paragraph 2.5.2 above, the ‘policy’ has been in existence since the early

1960s. The fact that no development has taken place that impinges upon or threatens the
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setting and dominant role of the Cathedral can be considered to be a strong indication of its
success. The application of a consistent policy line over the past 40-50 years, it is
understood, resulted in only limited attempts to promote schemes that depart from the height
restriction policy. The small numbers of planning applications involving proposals for
buildings exceeding 40ft have been unsuccessful at public inquiry. These inquiry decisions
have reinforced the underpinning rationale for the height restriction, and demonstrate why it

has proved to be consistently successful in its application.

The “40ft rule’ policy was the subject of research for a planning degree dissertation,
involving interviews with the officers who were instrumental in the introduction of the
policy®. According to this research, the significance of the height was based on the
relationship between the Cathedral and the Chequers that were contemporaneous with its
construction. Construction, especially timber frame, technology and economic and social
considerations restricted the height of surrounding development to around 40ft (equivalent to
the height of 2-3 storeys plus roof), and it was this that guided the rationale for the height
restriction. Where redevelopment in the area around the Cathedral took place, and
particularly where the Chequers existed, the intention was that it should be no higher than
the existing fabric. Since its introduction, the policy has been extrapolated, and the area of
its coverage extended to a wider part of the city centre (as now represented by the Salisbury
Central Area boundary — see Figure 2.1). However, as this is essentially an extension of the
flat plain on which the Cathedral and Chequers were built, it was considered to be a logical
policy development. It is now widely acknowledged that the Chequers themselves are an
equally significant element of the City’s townscape. In light of this, ensuring that new
development, by virtue of its height, does not physically overwhelm the modest scale of the

chequers is an effective approach to safeguarding the special qualities of the City.

The Setting of the Cathedral

The City of Salisbury Conservation Area Appraisal and Management Plan® proposes a
typology of views and view corridors® focused on Salisbury Cathedral that are of
significance in understanding the essential historic character of the City. The view typology,
and the proposed strategies for managing change for each type of view, can be summarised

as:

* Pers comm., David Stuart, Historic Areas Advisor, English Heritage (7 August 2008)

% City of Salisbury Conservation Area Appraisal and Management Plan (Forum Heritage Services and Context4D, Second
Draft, June 2008)

® The extent of a periphery to important views
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Cultural views - these views are highly sensitive to change and all development within
the defined view corridor should be very carefully considered;

Accidental/glimpsed views — these views are desirable to retain but in practice would be
hard to protect from all possible development. These views nonetheless make a very
positive contribution to the character and appearance of the area and development
affecting them should be considered within the context of the relative rarity and

sensitivity of individual views;

Approach/peripheral views - these views are highly sensitive to change and are of
national significance. All development within these view corridors should be the subject
of a full Landscape Impact Assessment to assess their impact on the cultural, aesthetic

and historic character of these varied and internationally celebrated views; and

Terminated views — these views would have to be measured on a case-by-case basis. Any
changes to the subject building of the terminated view would need to be carefully
considered and their potential impact on the special character and appearance of the area

measured.
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REVIEW OF LOCAL PLANNING POLICY APPROACHES

General

This Chapter provides a review of policy approaches by other selected local planning
authorities in England where protecting the character of historic city centres and/or the

setting of a Cathedral or other iconic historic building is an issue.

The selection of approaches by other planning authorities for review was agreed with

Salisbury District Council to be representative of:

e cities or towns with Cathedrals or other iconic historic buildings;
o where possible, broadly comparable to Salisbury in terms of physical geography; and
o different approaches to protecting the character of historic city centres and/or the setting

of a Cathedral or other iconic historic building in their development plan policies.

The range of different approaches can be categorised into the following three main groups:

o Cities that have adopted a building height restriction policy to protect the setting of an
iconic building of heritage significance;

o Cities that have adopted, or are planning to adopt, a ‘views protection’ approach to
protect the setting of an iconic building, or buildings, of heritage significance; and

o Cities without either of the above approaches.

The cities selected for review within each group are:

Cities with a Building Height Restriction

e Oxford
e Gloucester

Cities with a Views Protection Approach

Birmingham

Bristol
Newcastle-upon-Tyne
Norwich

Westminster/City of London
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Cities without a Building Height Restriction/Views Protection Approach

e York

It should be noted that the review reflects the findings of a desk-top assessment of planning
documents available in the public domain. Each selected local planning authority was
contacted to request their views on how effective their adopted policy approach had been in
practice and, where relevant, the reasons why they may be considering an alternative policy
approach for their LDFs. However, no responses were received within the timescales for
this study.

Appendix A provides a review of the national policy context and relevant advice for local

planning authorities.

Cities with a Building Height Restriction Approach

Oxford

The Current Approach

The Oxford Local Plan 2001-2016 (Adopted November 2005) contains the following

relevant policies:

‘POLICY HE9 HIGH BUILDING AREA:

Planning permission will not be granted for any development within a 1,200 metre radius of
Carfax which exceeds 18.2m (60ft) in height or ordnance datum 79.3m (which ever is the
lower) except for minor elements of no great bulk. A lesser height may be considered more
appropriate for buildings that have to fit into the existing townscape. If existing buildings
(at, or in excess of, these limits) are redeveloped, the city council will consider carefully
whether rebuilding to their previous height is acceptable in terms of how it would affect the
appearance of the existing townscape and skyline.’

The supporting text to Policy HE9 states that:

‘5.7.1 - viewed from the surrounding high places, Oxford may be seen as a City of dreaming
spires. Viewed from within, there are fascinating glimpses of the surrounding and mostly
green hillsides. Some of these views are from outside Oxford’s boundaries; some are
shorter views from prominent places within Oxford, but all are unique and vulnerable to
insensitive intrusion.’
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‘5.7. - there are two aspects to the policies on the skyline:

e within the central core, no buildings will be allowed which interfere with the character
of the skyline, i.e. no buildings of any considerable bulk should protrude;

e any buildings within the view cones shown on the proposals map must also be
considered with extreme caution and similar rules applied as within the central core.
Even where buildings do not protrude directly into the skyline, they will, form a frame to
it and have to be designed accordingly.’

‘5.7.4 - to create more high-level visual diversity, pitched roofs and relatively short units of
building are encouraged, with features to create a break in the line. A maximum ridge or
parapet length of 25 metres without either a substantial vertical or horizontal break or
interrupting feature, is the guideline that will be followed for Oxford’s skyline. The city
council will resist the loss of any features, such as chimneys, if the loss would result in a
simplification of the skyline.’

‘POLICY HE10 VIEW CONES OF OXFORD:

The city council will seek to retain significant views both within Oxford and from outside,
and protect the green backcloth from any adverse impact. Planning permission will not be
granted for buildings or structures proposed within or close to the areas that are of special
importance for the preservation of views of Oxford (the view cones) or buildings that are of
a height which would detract form these views. The views cones of Oxford are indicated on
the proposals map.’

The supporting text to Policy HE10 states that:

‘5.7.5 the effect of high buildings on the townscape needs to be considered not only from
points at street level but also in relation to the silhouette of Oxford as seen from high points
in Oxford and from the surrounding hills. The city council’s View Cones’ Policy seeks to
protect ten views across Oxford (see Appendix 5).’

‘5.7.6 The city council will seek the co-operation of neighbouring planning authorities in
opposing any development that would detract from, or obstruct, the outstanding views of
Oxford, and in keeping view points publicly accessible.’

The Proposed Local Development Framework Approach

The Council has identified the following approach to protection of historic views within the
Oxford Core Strategy Preferred Options Document (March 2007):

‘Core Strategy Spatial Objectives:

13) Preserve and enhance Oxford’s exceptional historic legacy, important views and setting,
and the distinctive townscape characteristics of Oxford and its neighbourhoods.’

‘5.1 Townscape Character, Urban Design and the Historic Environment

Key issues: particular to Oxford is the distinctive skyline of spires, domes and towers seen
from the surrounding hills. There are also important views out across the historic core and
to the surrounding hills from key City viewpoints. Since 1962 planning policy within a
1,200-metre radius of Carfax has limited development to a maximum of 18.2 metres in
height which has proved effective in maintaining the ‘view cones’ from important view
points within and outside Oxford’s boundary.’
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‘5.1 Townscape Character and Urban Design

Preferred approach: proposals for development should strengthen, enhance and protect the
positive qualities of Oxford’s landscape and townscape character. New development should
contribute to the local distinctiveness of particular areas of Oxford, as identified in the
published conservation appraisals and as illustrated in the Character Assessment of Oxford
in its Landscape Setting, to achieve positive landscape and townscape enhancements. Poor
quality design will be resisted.’

‘5.1 The Historic Environment

Preferred options: The city council will seek to preserve and enhance Oxford’s historic
environment above and below ground as set out in PPG15 and PPG16. Development will
not be permitted that would detract from, or obstruct, the identified views of Oxford,
particularly within the ‘view cones’ and the high buildings area.’

Gloucester

The Current Approach

The Gloucester Local Plan, adopted 1983 (with 53 policies formally saved in 2007) includes

the following relevant policies in its environment chapter:

‘CORE POLICY A.1 (a) — Heights of Buildings and Protection of Views:

A “heights of buildings policy”” will be applied as detailed in Appendix 5 particularly to
protect views of the cathedral.’

Appendix 5 ‘Heights of Buildings Policy’ states:

“Three zones of height restriction apply to new development within the City:

(a) Inner area —New buildings in the immediate vicinity of the Cathedral (see proposals
map) and along avenues of vision from:

(i) The Park Pavilion and Robinswood Hill

(i) The Horton Road Stadium

(iii) London road and Hillfield House

(iv) Longford Lane
will be restricted to heights as existing.

(b) An area surrounding zone (a) above, north to Escourt Road, east to Horton Road and
south to Barton Street, Parkend Road and the Old Docks Loop Railway line, is designated a
zone of special control. New development will be given individual consideration but, in any
case, no new building will exceed 23 metres (75ft) above ground level.

(c) An area south of the area defined in (b) above, east of the canal, extending south to Cole

Avenue where higher buildings would be acceptable, subject to design and local
environmental considerations.’
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The Gloucester Second Stage Deposit Local Plan 2002 includes the following relevant

policies in its built environment section:

‘POLICY BE.2 VIEWS AND SKYLINE:

Proposed development should respect and protect the city skyline and important views and
vistas within the city, views of the surrounding countryside from within the city, and views of
the city from the surrounding countryside. It will be particularly important to protect views
of the Cathedral.’

The supporting text to Policy BE.2 states that:

‘4.11 The city has a very distinctive skyline with a clearly defined centre. The Cathedral is
the focal point of the skyline and it is imperative that it should remain so. It is therefore
important that new developments protect or enhance views of the Cathedral whether viewed
as a pedestrian from within the city’s streets; from the floodplain and road approaches into
the city; or from Robinswood Hill and the hills that surround the city. The development
should also ensure that long distance views to key natural landmarks visible from the city,
such as May Hill and the Cotswold escarpment, are protected. (Details of views, corridors
etc. will be developed as Supplementary Planning Guidance and will be published in due
course.).’

The Council intends to produce details of views and corridors as supplementary planning

guidance.

The Proposed Local Development Framework Approach

Gloucester City Council is currently preparing a Core Strategy. At this time, there is no

mention of the approach to the protection of their Cathedral/other iconic historic buildings

and their setting or important views of the city within the available documentation.

Commentary

The key aspects of the above approaches that may be of relevance for Salisbury are:

o where changes in ground level are an issue, consider a building height policy with a
zoned approach to height restrictions, or define the height restriction relative to ordnance
datum;

e consider protecting significant views using a ‘view cone’ policy approach, which includes

a clear map identifying key views and corridors of vision;
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e consider developing a Supplementary Planning Document that includes details of
views/corridors of heritage significance and how these can be protected and enhanced:;
and

¢ having separate policies — one which safeguards and enhances important views, and the
other that aims to promote the character of distinctive townscapes by restricting building

heights to a specific height.

Cities with a Views Protection Approach

Birmingham

The Current Approach

The Birmingham Unitary Development Plan (1993, incorporating Alteration Adopted
October 2005) states that:

‘Chapter 3 — Environment (Good Urban Design Principles), paragraph 3.14D:
Applications for new development will be assessed against the following principles:

The City Council will have particular regard towards the impact that the proposed
development would have on the local character of an area, including topography, street
patterns, building lines, boundary treatments, views, skyline, open spaces and landscape,
scale and massing, and neighbouring uses.’

‘Chapter 15 -The City Centre, paragraph 15.22

Whatever the area, development in the City Centre must contribute to an improved physical
environment. It should seek to make the City Centre more user-friendly whilst maintaining
both accessibility and the potential to accommodate further activity. The Birmingham Urban
Design Study (BUDS), prepared by Tibbalds / Colbourne / Karski / Williams, identified a
series of development guidelines which are reflected in the Plan. In general terms
development should:

a) Reflect the scale, massing, materials, height and density of buildings which are specific to
that locality, and which emphasise the unique characteristic of the various quarters in the
City Centre. On the whole this is likely to limit the height of buildings to not more than four
or six storeys with up to eight storeys being permitted abutting the Queensway. In some
special circumstances high rise development providing a landmark building of exceptional
architectural quality may be appropriate. These should be limited in number and restricted
to those locations necessary to orientate or terminate key views.’

More detailed supplementary planning guidance about tall buildings called High Places - A
Planning Policy Framework for Tall Buildings (March 2003) has been prepared, which maps
areas where tall buildings are considered inappropriate and identifies key views of the city

centre to be protected.
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The Proposed Local Development Framework Approach

Birmingham City Council is currently preparing a Core Strategy. At this time there is no
mention of the approach to the protection of their Cathedral/other iconic historic buildings

and their setting or important views of the city within the available documentation.

Bristol

The Current Approach

The Bristol Local Plan (Adopted 1997) contains the following relevant objectives/policies

within the Built Environment chapter:

‘4.3.3 -to secure a high standard of design for all development, ensuring that it is
sympathetically integrated within the local and city context, and respects principal views
across the city.’

‘4.4.8 - Local identity is often achieved by accommodating views to natural or man made
features. This is especially true in Bristol where the topography enables extensive views
across the city or out to the surrounding countryside. New developments should not be
allowed to block important views, or to loom behind features and mar their backcloth. In
this context the protection of skylines and distant ridges is particularly important.
Opportunities may exist to enhance views by using new development to frame them thus
creating vistas and focusing attention on important landmarks.’

‘POLICY B6 BUILDINGS EXTERIORS AND ELEVATION:

‘Building exteriors and elevations, which are designed to a high standard and provide visual
interest, particularly adjacent to public routes, will be welcomed. In determining
applications, account will be taken of the following:

0] The impact of development from both distant and close views.
(i) Existing skylines and the creation of new skylines.
(iii) The appropriate use of materials.’

The supporting text to Policy B6 states that:

‘4.4.19 — [...] proposals for new development should assess how a building will be viewed,
and be designed in such a way that close to, medium and long distance views are taken into
account in order to provide visual interest. [...]Large-scale details and modulation provide
interest at longer viewing distances. In this respect the treatment of the skyline is
important.’

The First Deposit Proposed Alterations to the Bristol Local Plan (February 2003, Draft for

Consultation) contains the following relevant policy within the Built Environment chapter:
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‘POLICY B7A - TALL BUILDINGS:

Proposals for tall buildings will only be considered where a satisfactory response has been
made to each of the following criteria:

Q) Relationship to context, including topography, built form and skyline
(i) Effect on the historic environment at a city-wide and local-level.’

Planning Advice Note 15, Responding to Local Character — a design guide, contains sections

relating to landmark buildings and skyline but does not identify specific views.

Supplementary Planning Document (SPD) 01 Tall Buildings (adopted January 2005) has
been drafted to meet the objective stated above - ‘To secure a high standard of design for all
development, ensuring that it is sympathetically integrated within the local and city context,

and respects principal views across the city.’

Section 2.5 of SDP 01 states that:

‘many landmarks tend to use height to express their significance, utilising spires, towers and
cupolas to achieve this. The Height Matters consultation initiative suggests there is a
general acceptance that it is entirely appropriate and desirable for these types of building to
dominate the skyline of the city, an acceptance which is not often conveyed to tall residential
or commercial buildings.’

Section 3.0 Siting of tall buildings - locational guidance states that:

“‘[..Jtall buildings should not be positioned where they obstruct views from key vantage
points (see the view protection framework).’

Section 3.2 sets out the ‘Bristol View Protection Framework’, which is supported by a Tall
Buildings SPD (Adopted in 2005). The SPD identifies a sample of indicative long-range
panoramic views and short-range contained views, which include defined viewcones for

views of the Cathedral.

The Proposed Local Development Framework Approach

The Bristol Core Strategy Preferred Options (January 2008) sets out the following approach:

‘Section 6.0 - Preferred Development Principles (sub section 6.2: Urban Design, Built
Environment and Urban Character):

Bristol has areas with an exceptionally high quality built environment with important views
into and out of the city, which support the attractiveness and economic success of the city. A
number of areas are particularly sensitive to change. Other areas are less sensitive to
change and improvement, including areas of post-war reconstruction and interwar/post-war
housing estates. Characterisation work is proposed to support the Bristol Development
Framework.’
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Newcastle-upon-Tyne
The Current Approach

The Newcastle Upon Tyne Unitary Development Plan (Adopted January 1998, saved and

unsaved policies agreed 2007) contains the following relevant policy:

‘EN2.1:

Development which would harm the following views will not be allowed:

a) From main approaches to the city and city centre

b) From major movement corridors

c¢) From or across the River Tyne

d) To the North towards the Cheviots, Simonside, and open countryside

e) Of historic buildings or skylines or other distinctive landmark buildings and structures.’

The supporting text to Policy EN2.1 states:

‘4.40: Many of the City’s approaches and corridors offer attractive wider views across the
City of historic buildings, skylines or distinctive landmarks, or out to the surrounding
countryside including the distant Simonside and Cheviot Hills. These views make a
significant contribution to the City’s identity, and development proposals will be considered
with regard to their impact on them. Developments which intrude into these views should
avoid detracting from them. Where appropriate they should enhance them by adding new
landmarks, which would contribute to the dramatic vistas, which form an important part of
the City’s environment. The list of approaches and major movement corridors set out in
policy EN2.3 and shown in Map 1 includes viewpoints within adjacent districts. The City
Council intention under policy EN2.1 is to control development within the City, which could
be seen from these more distant viewpoints.’

‘4.41 Adjacent local authorities will be consulted where proposed developments would
significantly affect important views and skylines when viewed from outside the City
boundaries.”

The Proposed Local Development Framework Approach
The Core Strategy Preferred Options Report (May 2006) states:

‘Preferred Option Policy EN4: Character and Local Distinctiveness

Development and regeneration proposals, conservation programmes, and management of
the city’s public environment should protect, conserve and enhance the historic environment,
including listed and local list buildings, conservation areas, landscapes, parks and gardens,
important views, and sites and areas of archaeological interest, and particular Hadrian’s
Wall World Heritage Site. The Council is preparing a city wide Character Assessment,
which will inform policy and guidance on design in local development documents, including
the Site Specific Land Allocations, Area Action Plan DPDs, the Development Control
Policies DPD and Supplementary Planning Documents. These should provide policy and
guidance on a range of matters concerned with design, landscape and the historic
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environment, including areas of landscape and townscape character; important views; listed
buildings; conservation areas; archaeology; design codes; design and access statements for
planning applications; telecommunications equipment, facilities for recycling; and briefs for
significant development sites.’

Paragraph C21 states that:

“The Council is engaged on an expanded programme of conservation area designation and
review, character statements and management plans. Guidance for Hadrian’s Wall World
Heritage Site is proposed, building on the Management Plan with specific reference to the
city. The Council is also introducing a Local List of Buildings of Architectural or Historic
Interest, and preparing Tall Buildings Guidance in recognition of the importance of
protecting important views across the city, reflecting RPG1 policy ENV18.’

The Council’s Tall Buildings Guidance for Newcastle-upon-Tyne (December 2006) sets out
assessment criteria for evaluating tall buildings applications, but does not identify specific

views to be protected.

Norwich

The Current Approach

Policy HB13 of the City of Norwich Replacement Local Plan (Adopted November 2004)

states that:

‘the design of new buildings must pay careful attention to the need to protect and enhance
major views looking into and out from the City Centre, which are of special townscape
importance. The location, height, mass and form of development within identifiable
corridors of vision should be designed in order to protect the quality and character of those
views, in particular in relation to the visual proximity of the proposed development to key
buildings within the corridors of vision (shown on Figure 3.1).’

The supporting text to Policy HB13 goes on to state that:

‘Norwich sits below the edge of the Norfolk plateau, with broad views across the City, which
contribute greatly to its townscape and sense of place. The Local Plan thus seeks to control
development that would intrude unduly into the major views. The form of development in
these parts of the City will therefore need to take account of the prominence of new buildings
in the townscape and their appearance from particularly important viewpoints. Norwich
City Council has undertaken some initial work on the major corridors of vision across the
City and will provide a more definitive listing of the views considered to be important as
supplementary planning guidance. Principal views concerned (at this stage) are the longer-
distance views of, for example, the cathedral and castle. Policy HBE13 deals with the
particular issue of the height of buildings in relation to important views of the City and
provides more detail of the key elements of the Urban Design Strategy.’
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The Council is intending to prepare Supplementary Planning Guidance in the form of an
urban design guide and guidance on ‘Corridors of Vision’.

The Proposed Local Development Framework Approach

Norwich City Council is preparing a Joint Core Strategy with Broadband District Council
and South Norfolk District Council to cover the Greater Norwich Area. At this time there is
no mention of the approach to protection of important views of the City within the available

documentation.

Westminster

The Current Approach

The City of Westminster Unitary Development Plan (Adopted January 2007) contains the

following relevant policies:

‘POLICY STRA 30 VIEWS AND HIGH BUILDINGS

Strategy Aim: It is the City Council’s aim to protect or enhance important and acknowledged
views across or within Westminster and to resist inappropriately designed or intrusively
located high buildings and other structures.’

The supporting text to Policy STRA 30 states that:

*156. there are important strategic views of the Palace of Westminster and St Paul’s
Cathedral and these are protected in the plan. Other views, particularly those that cross the
city boundary, are also identified in the plan and are recognised as making a valuable
contribution to the city scene, particularly along the River Thames, canals and other open
spaces, notably the Royal Parks. The latter are particularly sensitive to the impact of high
buildings, which detract from their natural landscapes.’

*157. By their very nature, high buildings are capable of having far wider impacts than just
on their local surroundings. New proposals for high buildings in adjoining boroughs, in
locations such as Waterloo or the South Bank of the Thames could, therefore, have negative
impacts on views across or within the city. In addition, Westminster is the location for a
unique collection of the country’s finest examples of historic buildings and conservation
areas, which contribute significantly to local views, many of which are world famous. High
buildings will generally be inimical to the preservation of their settings, which are an
important part of their special architectural or historic interest and, thereby, devalue these
cherished views.’

*158. The London Plan recognises the importance of protecting views in London. In
paragraph 4.63 it refers to the importance of strategic views of London and its major
landmarks. It states that “These views must be protected and managed in a way that
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enhances the selected number of genuinely important strategic views, but which also avoids
creating unnecessary constraints over a broader area than that required to enjoy the view’.

*159. There are many other valuable views within the city, including views within the Royal
Parks, and views of historic set pieces. Such views form part of the appreciation of the local
historic environment and will be protected by the City Council. See Policy DES 15 in
Chapter 10, Urban Design and Conservation.’

‘POLICY DES 1: PRINCIPLES OF URBAN DESIGN AND CONSERVATION:

(c) Applications:

Development proposals should demonstrate how they have taken into account, by use of
detailed drawings and a written statement, the following:

4) local views through and within the site and landmark features visible in the vicinity of the
site.”

The supporting text to Policy DES 1 states that:

*10.10 new development is necessary to adapt the fabric of the City to present and future
needs and to ensure the economic well-being of Central London as a whole. New
development is encouraged in areas where it is beneficial. However, it must be designed to
the highest standard, adopt sustainable design principles to address the issues of energy,
water, materials, pollution, waste, amenity, environmental quality and biodiversity; respect
the discipline imposed by the existing townscape; preserve or enhance the character and
appearance of conservation areas; protect the architectural and historic interest of listed
buildings; and preserve the important strategic and local views. Further advice can be found
in the City Council’s published supplementary planning guidance with respect to the design
of new buildings, entitled ‘Design Matters in Westminster’ (2001). The City Council has also
published supplementary planning guidance which advises designers and developers how
they can undertake developments and create buildings within Westminster which incorporate
sustainable design principles.’

*10.13 Through implementation of the policies set out in the Unitary Development Plan, the
City Council seeks to manage change and safeguard the valuable environment of the city.
This chapter sets out the strategy, which is based upon present legislation and guidance
which requires the City Council to:

a) preserve the special architectural and historic interest of its listed buildings
b) preserve or enhance the character and appearance of its conservation areas
c) promote and reinforce local distinctiveness

d) take an integrated and inclusive urban design based approach

e) require good design in all developments

f) encourage outstanding contemporary architecture

g) safeguard strategic views

h) protect the River Thames and Westminster’s canals

i) safeguard the public realm

j) safeguard archaeological sites.’

*10.16 A knowledge and understanding of the local context is necessary in order to achieve
high quality urban design and successfully integrate new development into the built
environment. This requires a thorough understanding of the City’s physical form; its
morphological and historical development; its uses; its special character; its sense of place;
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the nature and quality of the public realm itself; the relationship of one part of the city with
other parts; and the patterns of movement and activity which are thereby established. This
analysis is found in the City Council’s conservation area appraisal documents. The policies
of this plan are intended to reinforce and enhance the traditional urban pattern of
Westminster through the following principles of urban design:

a) by preserving and creating those features which contribute to local distinctiveness to
encourage a carefully fostered continuity between new and old

b) by maintaining free movement particularly of pedestrians through the streets of the City

c) by preserving and creating features which contribute in a positive way to the urban
environment so that it is recognised and understood, including landmarks, building lines,
open spaces, views, and key locations of activity

d) by ensuring visually interesting and secure streets by the provision of active frontages in
appropriate locations, the maintenance of defensible space, and the provision of appropriate
uses and design of ground floors to ensure informal surveillance of the public realm’.’

‘POLICY DES 3: HIGH BUILDINGS:

(A) High buildings (defined as being that which is significantly higher than its surroundings)
will not be permitted where the development:

1) would intrude upon strategic views (as defined by Policy DES 14) or upon the setting of
the Palace of Westminster or upon the Westminster Abbey World Heritage Site

2) would have an adverse impact upon the character and appearance of designated
conservation areas (DES 9) or upon listed buildings and their settings (DES 10) or upon the
views (DES 15) obtained from the following areas:

(a) the London Squares

(b) the Royal Parks

(c) the Grand Union Canal

(d) Regent’s Canal

(e) the Thames Special Policy Area

3) would be incongruous with respect to the prevailing character of the area within which it
would be located.

(B) Existing high buildings in Westminster shall not set a policy precedent for similar
development on adjacent sites and any new high buildings, if permitted as an exception to
Policy DES 3(A) shall satisfy most of the following design criteria:

1) the quality of architectural design embodied in the proposal would visibly contribute to
the character of London as a ‘world class’ city, and

2) enhance the long-distance skyline of Central London by their profile, aspect ratio and
choice of facing and glazing materials, and

3) the relevant employment opportunities and housing capacity created by the proposal shall
be within the existing or planned future capacity of the public transport and highway
networks, and

4) the development shall provide a favourable mix of land use which would facilitate shorter
journeys to work, energy conservation and support other sustainability objectives.

(C) High buildings which may be exceptionally permitted on the basis of Policy DES 3(B)
shall contribute to the improvement or the regeneration of the locality within which they
would be sited and should satisfy all the following detailed criteria in their siting and
detailed design. They should:

1) define and landmark points of significant urban activity and accord with the scale and
character of urban grain and street frontage lengths, existing open space, planting and other
topographical features, and

2) serve to enhance area accessibility and local pedestrian movement by design at ground
level and by the provision of open space and active frontages at street level, and
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3) secure an enhancement of the local public realm and publicly accessible areas by the
provision of high quality landscaping treatment, and

4) minimise the effects of overshadowing and overlooking, especially within predominantly
residential areas and avoid the effects of wind turbulence and other adverse microclimatic
impact, and

5) ensure that on-site vehicle parking provision and movement is restricted to underground
areas as far as possible, and

6) have no adverse impact upon telecommunications channels and air traffic control and
movements.’

The supporting text to Policy DES 3 states that:

10.35 On the whole, Westminster is an unacceptable location for high buildings. As such the
City Council will seek to mitigate the impact that high buildings have upon the high quality,
historic built environment. Where redevelopment or major refurbishment of high buildings
arise, consideration will be given to the removal of those that do not make a positive
contribution and to their replacement by lower, better designed structures. This is especially
the case where high buildings interrupt strategic views or intrude upon the setting of the
World Heritage site, the Royal Parks, conservation areas or listed buildings. The London
Planning Advisory Committee (LPAC) issued supplementary advice on High Buildings and
Strategic Views in London and account will be taken of this in the consideration of
applications.’

*10.36 In response to LPAC’s supplementary advice on High Buildings and Strategic Views
in London (1999), the City Council commissioned a study on high buildings in Westminster
in 2000. The study examined the physical and design implications of new high buildings in
Westminster and considered what, if any, changes should be made to the adopted UDP
policy. The study confirmed that there are no substantial areas of the City where, due to
their physical characteristics, high buildings are specifically appropriate and, therefore, did
not propose the designation of any such areas. Moreover, because of Westminster’s unique
urban form and quality, the study concluded that there was no reason to radically revise the
City Council’s approach to the consideration of high buildings. This approach, however,
would not preclude proposals for individual buildings coming forward on an exceptional
basis. As such, these proposals must overcome the tests set out in DES 3 to ensure their
positive contribution.’

*10.37 Since the 2000 study on high buildings, the development of the Paddington Special
Policy Area (PSPA) and the subsequent testing of many sites with regard to the detailed
criteria relating to high buildings, has revealed that there is some potential for the location
of high buildings within the designated are.’

*10.38 The only location that could accommodate a very high building is at the eastern end
of Paddington Basin, close to the existing tower of the Metropole Hotel, where there is little
if any impact on important views, nor on the setting of conservation areas or listed buildings.
A further site at the western end of the basin, associated with the redevelopment of part of
Paddington Station, would be suitable for a medium height building, considerably lower
than at the eastern end but still able to act as a landmark for the new station complex.
Testing of other sites within the PSPA has revealed that it is unlikely that any other sites
within the area would be appropriate for locating high buildings when tested against the
City Council’s criteria.’
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*1.39 Given the demanding criteria that high buildings need to meet and the sensitive context
of the greater part of the City with regard to conservation Areas, listed buildings and views,
it is considered that the PSPA is the only appropriate location for high buildings within the
City. The London Plan says, in policy 4B.8, that “Boroughs may wish to identify defined
areas of specific character that could be sensitive to tall buildings within their UDPs.”” Most
parts of the City are inappropriate locations for high buildings and so it is sensible to
identify the one area where high buildings may be acceptable, rather than identify the many
areas where they would not be. This is based on the City Council's high buildings study and
subsequent analysis of high building proposals in Paddington, and represents a real
assessment of site suitability with regard to the relevant criteria in the UDP.’

*10.40 The provision of high-level viewing galleries open to the public is welcome as an
ancillary function of high buildings. Public access to elevated viewpoints within the building,
however, will not be considered as outweighing any adverse design or functional impacts of
he building itself.”

‘10.41 In addition to the normal requirements in relation to planning applications,
applications for new high buildings must be accompanied by an environmental performance
statement. This should include a design statement and an assessment of the proposal in
relation to the local context and any impact upon views, the skyline, landmarks and other
buildings or areas of special designation. A traffic assessment is likely to be required as part
of the statement. Only in exceptional circumstances will the Council consider the impact of
tall buildings on television reception to be a material planning consideration, as in most
cases developers will be able to undertake measures to minimise disruption or offer
alternatives.’

10.42 High buildings are generally not in keeping with the established scale and character
of much of Westminster. Their appearance disrupts the skyline of the City and intrudes upon
cherished views of Westminster’s pre-eminent buildings and monuments. Many disfigure the
townscape, relating poorly at street level and damaging the settings of listed buildings,
conservation areas and historic parks and open spaces. Others give emphasis to places
where such additional emphasis is seldom required or deserved. Furthermore, they present
functional problems, requiring complicated servicing arrangements and generating
overshadowing and other micro-climatic conditions.’

10.43 The reasons set out in Policy DES 1 also apply.’

‘POLICY DES 14: STRATEGIC VIEWS:
Strategy Aim: To protect and enhance strategic views of St Paul's Cathedral and the Palace
of Westminster.

Policy

(A) Viewing Corridor

Permission will normally be refused for developments within the Viewing Corridor where:

1) the height of the Development Plane is exceeded by the proposed development and the
Strategic Views are interrupted, or

2) upon redevelopment, existing tall buildings are not replaced by lower buildings.

(B) Wider Setting and Background Consultation Areas Permission will only be granted for
developments within the Wider Setting and Background Consultation Areas, where
1) the wider setting of the Viewing Corridor is safeguarded
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2) the background of the view is not interrupted by prominent or visible schemes.’

The supporting text to Policy DES 14 states:

*10.173 The strategic views are defined by an annex to Strategic Guidance for London
Planning Authorities issued by the Secretary of State in 1991, (RPG3a: Supplementary
guidance for London on the protection of strategic views) which forms the basis for these
policies. This guidance will be replaced, in due course, by the London View Management
Framework prepared by the Mayor of London. Until this has been published, RPG3a will
continue to be used. (Policy DES 14 will be reviewed after the Mayor’s View Management
Framework has been published). The Viewing Corridor is a wedge shaped area with its apex
at the viewpoint and extending to and beyond the subject, either the Palace of Westminster
or St. Paul’s Cathedral. The Development Plane is defined by the height of the viewpoint and
the base of the lower drum of St. Paul’s Cathedral or the general roofline of the Palace of
Westminster.’

“10.174 Within the Viewing Corridors, developments above the Development Plane will not
normally be permitted. This will include proposed developments in locations where the views
are obstructed by existing buildings which exceed the height limits. Developments below the
Development Plane will not affect the Strategic View.’

*10.175 The characteristic foreground and setting of the views, including other historic
landmarks and features, are important and the City Council wishes to ensure that no
development adversely affects these, even if not obstructing specific aspects of St. Paul’s or
the Palace of Westminster. The City Council will thereby seek to protect and enhance other
historic landmarks and features which may appear in the setting of the views of the Palace of
Westminster and St. Paul’s Cathedral.’

*10.176 Materials of proposed buildings within the area of protection, the wider setting and
the backdrop can significantly alter views. Careful consideration of building materials,
finishes and tone can make a proposal more sympathetic to long distance views.’

*10.177 Upon redevelopment the opportunity should be taken to reduce the scale and impact
of existing buildings which exceed the Development Plane of the strategic views.’

*10.178 The Council will consult other relevant local authorities and bodies on any
application for development within the viewing corridors defined on the Proposals Map,
which exceed the Development Plane. The Mayor of London, the Commission for
Architecture and the Built Environment and English Heritage and other amenity groups will
also be consulted as appropriate.’

*10.179 Where no agreement can be reached among planning authorities on development
proposals which significantly affect the views, the proposal will be referred to the Mayor of
London.’

*10.180 Where appropriate, applicants will be expected to provide montage studies of the
likely impact of a proposal on the views. The City Council's relevant supplementary planning
guidance with respect to strategic views is set out in ‘Strategic Views in Westminster’
(1994). Reasons.’

11106003R_Final_ DW_08-08



3.3.27

29

*10.181 The London skyline and long distance views of it are important to London's
townscape and historic character. Strategic views of St. Paul's Cathedral and the Palace of
Westminster are of particular historic importance and must be protected from obtrusive
development.’

‘POLICY DES 15: METROPOLITAN AND LOCAL VIEWS:
Strategy Aim: To protect and enhance all metropolitan and local views which contribute to
Westminster's townscape and historic character.

Policy:

Permission will not be granted for developments which would have an adverse effect upon
important views of

(A) listed buildings

(B) landmark buildings

(C) important groups of buildings

(D) monuments and statues

(E) parks, squares and gardens

(F) the Grand Union and Regent’s Canals

(G) the River Thames.’

The supporting text to Policy DES 16 states that:

10.183 views of listed buildings, landmark buildings, important groups of buildings,
monuments and statues, parks, squares and gardens, the Grand Union and Regent’s Canals
and the River Thames can be of metropolitan or local significance. Metropolitan views
include both views from Westminster to other parts of London, and views from other parts of
London into Westminster, such as views along and across the River Thames. They also
include views within and across Westminster, particularly views of landmark buildings of
metropolitan importance. For example the view eastwards from the Serpentine Bridge
towards the Palace of Westminster, or the view along Regent Street towards All Souls
Church.’

‘10.184 Local views are by definition more localised and can be of natural features,
skylines, landmark buildings and structures, groups of buildings, parks, open spaces, streets
and squares. They are of local significance, making a valuable contribution to the character
of the local area. There are many local views within each conservation area but there are
relatively few which are of metropolitan status. Important local views will be identified
within the City Council's conservation area audits.’

*10.185 The City Council will resist any development that would have a damaging impact
on such metropolitan and local views and will seek to ensure that any development proposal
is compatible with these views in terms of setting, scale and massing. Permission will not be
given for developments that:

a) impinge on important views or skylines

b) would appear too close or high in relation to a landmark or historic feature or building,
or

c) would appear behind, and mar the silhouette of, a landmark or historic feature or
building.’

*10.186 Applicants should provide accurate illustrative material to show the potential
impact of proposals on metropolitan or local views when appropriate. The policy will be
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applied equally to both types of view, but metropolitan views have greater status because of
their wider recognition and because of the importance of the buildings, spaces and features
involved.’.

*10.187 Metropolitan and local views of important listed and other landmark buildings or
groups of buildings, monuments and statues are worthy of protection, as are views through
and from the Royal Parks, London squares, historic parks and gardens, and along or across
the River Thames (see Chapter 11) and Westminster's canals.’

The Proposed Local Development Framework Approach

The Council has identified ‘local distinctiveness’ as a key issue for the LDF process to tackle
in its Core Strategy Issues and Options paper (May 2007). Paragraph 6.5 of the Issues and
Options paper states that:

‘the City Council considers its carefully crafted approach within the UDP towards, for
example, the control of tall buildings and the protection of views, is essential to maintaining
Westminster’s distinctive identity. It is this distinctive identity that also contributes
significantly to London’s world class image and status in addition to the metropolitan
functions that are accommodated in Westminster. The City Council is intending to carry
forward this approach into the LDF Core Strategy.’

Paragraph 6.14 states that:

‘promoting local distinctiveness can also be achieved through the careful design of areas
under an agreed approach, e.g. through the designation of conservation areas and the
Westminster Way. The emerging draft SPD on Metropolitan Views sets out the specific views
from 45 locations within Westminster and more local views are contained with Conservation
Area Audits.’

A new Supplementary Planning Document (SPD) is being produced to identify views of
metropolitan importance and to explain the Council’s policies to protect such views
(consultation draft expected December 2008/January 2009). Local views are identified in
Conservation Area Audits which the Council is producing for each Conservation Area, and

will not be included within this guidance note. The SPD will:

e provide a definition of metropolitan views;

o explain the policy context, both national and local to protect these views;

e set out the criteria used to select metropolitan views

e identify and describe the significance of each metropolitan view in the city of

Westminster; and
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o identify which features within each view should be protected, and where there is
potential for enhancement.

Commentary

The key aspects of the above approaches that may be of relevance for Salisbury are:

o consider developing separate criteria-based policies to protect ‘strategic views’ and to
determine the appropriate location and design of ‘high buildings’;

e maintaining high standards of design for all development, which take into account the
special qualities of a city’s central historic core;

o developing supplementary planning guidance on the control of tall buildings and view
protection;

o the need to respect and protect acknowledged views and skylines of special townscape
importance;

¢ understanding and developing knowledge of local historic context and special qualities of
places using characterisation based tools such as character appraisals and management
plans for conservation areas; and

e recognising that the protection of views plays an important role in maintaining local
distinctiveness and sense of place, which are essential in attracting and maintaining

investment.

Cities without a Building Height Restriction/Views Protection Approach

York

The City of York Local Plan (incorporating the 4™ set of changes, Approved April 2005)
does not include a building height restriction or view protection approach. The policy with
strongest reference to the role of views in considering development proposals is Policy GP1

Design, which states:

‘Development proposals will be expected to retain, enhance and/or create urban spaces,
public views, skyline, landmarks, the rural character and setting of villages and other
townscape features which make a significant contribution to the character of the area, and
take opportunities to reveal such features to public view.’

11106003R_Final_ DW_08-08



3.4.2

3.4.3

32

Policy HE2 Development in Historic Locations states that:

‘Within or adjoining conservation areas, and in locations which affect the setting of listed
buildings, scheduled monuments or nationally important archaeological remains (whether
scheduled or not), development proposals must respect adjacent buildings, open spaces,
landmarks and settings and have regard to local scale, proportion, detail and materials.
Proposals will be required to maintain or enhance existing urban spaces, views, landmarks,
and other townscape elements, which contribute to the character or appearance of the area.’

The Proposed Local Development Framework Approach

The Core Strategy Issues and Options paper (September 2007) states:

‘A Spatial Vision for York: Figure 3: The Spatial Planning Objectives:

4) To ensure that York’s historical and archaeological wealth and setting is recognised,
preserved and enhanced; in particular its historic centre, skyline, street patterns, views of
the Minster, Medieval and Roman walls and valued open spaces, including the Strays and its
34 conservation areas.’

‘Section 2 Spatial Strategy: detailed influences: Preserving the historic character and
setting of York:

2.11 Given the historical importance of York, as a part of work on the City of York Local
Plan an exercise was undertaken which sought to identify those areas of open land outside
York’s built up areas that are most valuable in terms of the historic character and setting of
the City (The Approach to the Green Belt Appraisal - 2003). The land that was identified
falls within the following categories:

e areas which retain, reinforce and extend the pattern of historic green wedges, for
example, the Strays, the ‘Ings’, green wedges and extensions to the green wedges;

e areas other than the green wedges which provide an impression of a historic city
situated within a rural setting. This relates to significant tracts of undeveloped land,
which provide an open foreground to the City. For example, good views of the Minster
from recognised vantage points; and

e areas which contribute to the setting of villages whose traditional form, character and
relationship with the City and surrounding agricultural landscape is of historic value,
for example Askham Richard and Askham Bryan.’

‘Section 10 Historic Environment: key issues:

10.2 The majority of responses from the previous ‘LDF Issues and Options Consultation
Summer 2006’ suggested that CABE’s (Commission for Architecture and the Built
Environment) best practice should be used to ensure that conservation is balanced with the
need for development. It was acknowledged however that the Local Plan offered a more
York specific approach based on York’s local character and distinctiveness. Taking a lead
from this it is suggested that the two approaches could be combined with a strategic policy
developed around the CABE principles and an appreciation of what makes York unique.

Key Issue 10.a — To better understand York’s historic character, a policy could be
developed for the LDF Core Strategy reflecting advice from CABE linked to one of the
approaches highlighted below.
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Option 1: Produce a comprehensive Appraisal and Management Plan for the Central
Historic Core Conservation Area; or

Option 2: Produce Appraisals and Management plans for all formally recognized
Conservation Areas in York, providing a comprehensive study of their history, importance,
management and, if applicable, scope for improvement; or

Option 3: Produce Local Lists, Village Design Statements and Parish Plans which
recognize the special character of villages, neighbourhoods, sites and buildings regardless
of whether they have formal Conservation Area or Listed Buildings status; or

Option 4: Protect identified areas that contribute to the historic character and setting of
York, such as areas that provide good views of the Minster; or

Option 5: Produce appraisals of areas of archaeological significance.’

Commentary

344 The key aspects of the above approach that may be of relevance for Salisbury are:

e acknowledgment that there is a clear need for the significance of historical and
archaeological assets and their settings to be recognised, safeguarded and enhanced
through planning policy and that an effective framework is required to protect historic
centres, skylines and views of iconic buildings of historic importance (in particular
cathedrals); and

e recognition that whilst heritage protection policies should be developed in line with
CABE’s best practice guidance, they should also reflect an appreciation of the special

local qualities that make the particular area unique.
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CONCLUSIONS AND RECOMMENDATIONS

General

This final section presents the report’s main conclusions and recommendations.

Conclusions

The Heritage Significance of the Salisbury Central Area

As clearly evidenced by the review presented in Section 2.0, the heritage significance of the
Salisbury Central Area is without doubt of national importance. Together, the Cathedral
Close, the Chequers, the Market Place and the Victorian Suburbs are a unique survival
representing over eight centuries of planning and architectural endeavour. Today, the city
centre remains essentially modest in scale with the Cathedral as the dominant feature. The
Cathedral and its spire in its immediate townscape and wider landscape setting are an

enduring and defining characteristic of Salisbury.

The Rationale and Effectiveness of the 40ft Rule Policy

As evidenced by the research and stakeholder consultation undertaken for this review, the
current ‘40ft Rule’ policy is widely acknowledged to be simple and clear, robust in its
rationale and therefore easy to understand, to apply and to defend. It is this simplicity that
has been a key factor in its success. It has assumed a primacy in planning policy terms for
almost half a century, and demonstrated its effectiveness over this time in response to a
variety of often transient political and economic trends. As noted in 4.2.1 above, the
Cathedral and its setting remains the dominant and defining characteristic of Salisbury,
which together with the City, has survived successfully to the present day. Government
policy guidance gives substantial support to ensuring that social and economic development
needs are accommodated in ways that respect the historic environment, and do not
compromise the special historic qualities that fundamentally underpin local distinctiveness

and sense of place.

Approaches from Elsewhere

Based on the review of approaches by local planning authorities in other historic cities (see

Section 3.0), the most relevant aspects for Salisbury to consider include:
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o where changes in ground level are an issue, consider a building height policy with a
zoned approach to height restrictions, or define the height restriction relative to ordnance
datum;

e consider protecting significant views using a ‘view cone’ policy approach, which includes
a clear map identifying key views and corridors of vision;

e consider developing a Supplementary Planning Document that includes details of
views/corridors of heritage significance and how these can be protected and enhanced;

¢ having separate policies — one which safeguards and enhances important views, and the
other that aims to promote the character of distinctive townscapes by restricting building
heights to a specific height;

e maintaining high standards of design for all development, which take into account the
special qualities of a city’s central historic core;

¢ understanding and developing knowledge of local historic context and special qualities of
places using characterisation based tools such as character appraisals and management
plans for conservation areas;

e recognising that the protection of views plays an important role in maintaining local
distinctiveness and sense of place, which are essential in attracting and maintaining
investment;

e acknowledgment that there is a clear need for the significance of historical and
archaeological assets and their settings to be recognised, safeguarded and enhanced
through planning policy and that an effective framework is required to protect historic
centres, skylines and views of iconic buildings of historic importance (in particular
cathedrals); and

e recognition that heritage protection policies should reflect an appreciation of the special

local qualities that make the particular area unique.

The existing Policy D6, as currently worded, is aiming to do not one but two things; protect
the setting of the Cathedral and its spire, and protect the townscape character of the City.
The understanding of what informed the original ‘40ft rule’ policy provided in Section 2.5,
plus the review of approaches from elsewhere, suggest that there is a case for considering
two separate policies; (i) the continuation of the 40ft height rule as the basis for guiding how
the townscape develops within the Salisbury Central Area, and (ii) a separate policy specific
to the protection of the setting of the Cathedral and its spire which draws upon a wider and
more complex framework of contextual criteria including, but not limited to, the protection
of significant views. The ‘views management approach’ proposed in the draft City of

Salisbury Conservation Area Appraisal and Management Plan’ (see Section 2.5), could be

" City of Salisbury Conservation Area Appraisal and Management Plan (Forum Heritage Services and Context4D, Second
Draft, June 2008)
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adopted as supplementary planning guidance in support of a specific policy for the
protection of the setting of the Cathedral and its spire.

43 Recommendations

43.1 Drawing on the above conclusions of the review, the following key recommendations are

suggested for Salisbury District Council to consider:

o retain the ‘40ft rule’ building heights policy, but modify the wording as appropriate to
reflect relevant aspects of Policy HE9 in the Oxford Local Plan (see Paragraph 3.2.1);

o develop a separate policy for the protection of the Cathedral and its setting, to include key
tests for new development informed by the ‘view management framework’ defined by the

City of Salisbury Conservation Area Appraisal and Management Plan; and

e adopt the City of Salisbury Conservation Area Appraisal and Management Plan as a

Supplementary Planning Document to inform the application of the above policy.
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APPENDIX A
REVIEW OF NATIONAL POLICY CONTEXT

National Policy

In England, the planning system is moving towards a more plan-led and pro-active system. The
function of the planning system is to regulate the development and use of land in the public interest. It
has to take account of the Government's objectives for promoting sustainable development and
protection of the historic environment, whilst also making adequate provision for housing,
infrastructure, employment and leisure uses required to meet the economic and social needs of local
communities.

The UK Government’s desire to achieve a greater proportion of new development on brownfield sites,
coupled with the promotion of ‘landmark’ office schemes and high density residential schemes to meet
housing shortages, has revived interest in the development of tall buildings and is placing pressure on
the system to achieve higher density schemes in urban areas. Internationally, many cities with iconic
buildings and townscapes of heritage significance are increasingly suffering from a lack of a strategic
approach to managing tall buildings. For example, major cities such as Kyoto, Jerusalem, Paris,
Buenos Aires, Tel-Aviv, Sao Paolo and Mexico City are losing the local distinctiveness of urban form
through the ad-hoc building of tall structures®.

Building height determines the impact of a development on views, vistas and skylines. The
prominence of tall buildings means that they can have a significant impact, positive or negative, on a
place and its character and setting. Whilst arguments have been put forward for tall buildings as
catalysts for regeneration, in terms of the built heritage, tall building proposals are often controversial
because of the inevitable impact on the historic urban fabric, both at street level and on views.’

Relevant Government policy related to sustainable development, housing and protection of the historic
environment is summarised below.

Planning Policy Statement 1: Delivering Sustainable Development (2005)

Planning Policy Statement (PPS) 1 sets out the overarching planning policies on the delivery of
sustainable development through the planning system.

Paragraph 27 of PPS1 states that:

‘in preparing development plans, planning authorities should seek to:

viii) promote the more efficient use of land through higher density, mixed use development and the use
of suitably located previously developed land and buildings. Planning should seek actively to bring
vacant and underused previously developed land and buildings back into beneficial use to achieve the

targets the government has set for development on previously developed land.

(ix) enhance as well as protect biodiversity, natural habitats, the historic environment and landscape
and townscape character.’

PPS1 also underlines

‘the importance of good design in securing high-quality, inclusive, safe and sustainable developments
that show respect for their surroundings and context’.

& Urban Conservation (Cohen, N., 1999)
® The Tall Building Phenomenon (Thompson, D., 2006)



Paragraph 17 of PPS1 states that:

‘the Government is committed to protecting and enhancing the quality of the natural and historic
environment, in both rural and urban areas. Planning policies should seek to protect and enhance the
quality, character and amenity value of the countryside and urban areas as a whole. A high level of
protection should be given to the most valued townscapes and landscapes, wildlife habitats and
natural resources. Those with national and international designations should receive the highest level
of protection.’

Planning Policy Statement 3: Housing (2006)

PPS3 sets out the national planning policy framework for delivering the Government’s housing
objectives. PPS 3 states that

‘Regional Spatial Strategies should set out the region’s housing density policies, including any target’
(a target for the proportion of housing development that will be on previously-developed land over the
plan period is required).” It also states how ‘using land efficiently is a key consideration in planning
for housing’.

PPS3 also states that

‘reflecting policy in PPS1, good design should contribute positively to making places better for
people. Design which is inappropriate in its context, or which fails to take the opportunities available
for improving the character and quality of an area and the way it functions, should not be accepted’.

Planning Policy Guidance 15: Planning and the Historic Environment (1994)

Planning Policy Guidance (PPG) 15 provides the Government’s policies for the identification and
protection of historic buildings, conservation areas, and other elements of the historic environment. It
explains the role played by the planning system in their protection and complements the guidance on
archaeology and planning given in PPG16.

‘Setting’ plays an important role in listed building control. Under the Listed Buildings and
Conservation Area Act (1990), a planning authority must have special regard to the desirability of
preserving inter alia the setting of a listed building (a) when considering whether to grant listed
building consent (section 16 {2}, Planning {Listed Buildings and Conservation Area Act, 1990}) and
(b) when considering whether to grant planning permission (section 66{1}, Planning {Listed
Buildings and Conservation Area Act, 1990}).

PPG15 advises that the setting of a building should not be interpreted too narrowly; setting may be
limited to land that is obviously ancillary but may include land which is some distance away from the
building. The economic viability as well as the character of historic buildings may suffer and they can
be robbed of much of their interest, and of the contribution they make to townscape or the countryside,
if they become isolated from their surroundings.

Paragraph 2.17 of PPG15 states that:

‘the setting of individual listed buildings very often owes its character to the harmony produced by a
particular grouping of buildings (not necessarily all of great individual merit) and to the quality of the
spaces created between them. Such areas require careful appraisal when proposals for development
are under consideration, even if the redevelopment would only replace a building, which is neither
itself listed nor immediately adjacent to a listed building. Where a listed building forms an important
visual element in a street, it would probably be right to regard any development in the street as being
within the setting of the building. A proposed high or bulky building might also affect the setting of a
listed building some distance away, or alter views of a historic skyline. In some cases, setting can
only be defined by a historical assessment of a building's surroundings.’



Paragraph 4.14 of PPG15 in relation to conservation areas, states that:

‘the desirability of preserving or enhancing the area should also, in the Secretary of State's view, be a
material consideration in the planning authority's handling of development proposals which are
outside the conservation area but would affect its setting, or views into or out of the area. Local
planning authorities are required by section 73 to publish a notice of planning applications for
development which would in their opinion affect the character or appearance of a conservation area.’

Commentary

With regards to development which may affect the historic environment in terms of visual
setting/views of heritage significance, national policy recognises the important role that “setting’ plays,
the need to protect and enhance the quality of the historic environment and the need to protect the
most valued townscapes. At the same time, it also recognises the need for new development in urban
areas to be built at higher densities and use previously developed land wherever possible within urban
areas. This can result in tensions between meeting national targets/requirements and the need to
protect significant aspects of the historic environment.

National Advice
Guidance on Tall Buildings™

English Heritage and CABE have produced a revised and updated version of their joint Guidance on
Tall Buildings in relation to design issues and protection of the historic environment, which was
endorsed by Government on 26 July 2007.

This guidance sets out how CABE and English Heritage evaluate proposals for tall buildings. It also
offers advice on good practice in relation to tall buildings in the planning process. Both organisations
recommend that local planning authorities use it to inform policy-making and, if necessary, to evaluate
planning applications for tall buildings where appropriate policies are not yet in place. The
Government has supported the two organisations in producing this guidance. As with the existing
guidance it supersedes, it should be treated as a material consideration in the determination of planning
applications for tall buildings™.

The guidance recommends that ‘local planning authorities should now identify appropriate locations
for tall buildings in their development plan documents’ and ‘in identifying locations where tall
buildings would and would not be appropriate should, as a matter of good practice, carry out a
detailed urban design study’. It states that ‘in addition to considering the wider objectives of
sustainable urban design that apply to all new development, as set out in By Design, this should:

e Take into account the historic context of the wider area through the use of historic
characterisation methods;

e Carry out a character appraisal of the immediate context, identifying those elements that create
local character and other important features and constraints, including: significant views and
skylines, landmark buildings and areas and their settings (including backdrops, and important
local views, prospects and panoramas).’

The guidance states that

‘having identified the constraints and opportunities through an urban design study, specific policies
and locations should be included in development plan and supplementary planning documents clearly
identifying, in map-based form, areas that are appropriate, sensitive or inappropriate for tall
buildings. In some places, historic environment considerations may be of such significance that no
tall buildings will be appropriate.’

10 Guidance on Tall Buildings (English Heritage & CABE, 2007).
11 Information from http://www.english-heritage.org.uk/server/show/nav.11149.



Seeing the History in the View - A Method for Assessing Heritage Significance within Views*

This document sets out for consultation English Heritage’s advice on how to systematically assess the
historical significance of views to help clarify the heritage aspect of the planning process, and promote
national consistency. The proposed method draws on English Heritage’s Conservation Principles for
the sustainable management of the historic environment (see below). Part 1 describes the method for
assessing the heritage significance of views, applicable whatever historic assets may be in view. Part
2 describes the method for assessing the likely impact of specific development proposals on certain
views. The draft guidance states ‘views play an important part in shaping our appreciation and
understanding of England’s historic environment, in towns and cities and in the countryside. Some
views are designed to be seen as a unity. Much more commonly, a significant view is a historical
composite, the cumulative result of a long history. The existence of such views, often containing well
known cherished landmarks and landscapes, enriches our daily lives, attracts visitors and helps our
communities prosper.’

English Heritage - Conservation Principles, Policies and Guidance for the Sustainable
Management of the Historic Environment™

The principles have been developed by English Heritage to guide the management of its own estate
and its advice to others, and is provided for use by all those concerned with managing the historic
environment, such as conservation and planning officers and the councillors of local planning
authorities, and those proposing and influencing change, such as developers and their professional
agents and the amenity societies.

The document sets out six key principles for the sustainable management of the historic environment:

The historic environment is a shared resource;

Everyone should be able to participate in sustaining the historic environment;
Understanding the significance of places is vital;

Significant places should be managed to sustain their values;

Decisions about changes must be reasonable, transparent and consistent;
Documenting and learning from decisions is essential.

In relation to assessing heritage significance, the guidance stresses the need to carefully consider the
contribution made by a place’s ‘setting’ and ‘context’. Paragraphs 76 and 77 of the Conservation
Principles state:

‘setting is an established concept that relates to the surroundings in which a place is experienced, its
local context, embracing present and past relationships to the adjacent landscape. Definition of the
setting of a significant place will normally be guided by the extent to which material change within it
could affect (enhance or diminish) the place’s significance.’

‘context embraces any relationship between a place and other places. It can be, for example, cultural,
intellectual, spatial or functional, so any one place can have a multi-layered context. The range of
contextual relationships of a place will normally emerge from an understanding of its origins and
evolution. Understanding context is particularly relevant to assessing whether a place has greater
value for being part of a larger entity, sharing characteristics with other places.’

12 seeing the History in the View - A Method for Assessing Heritage Significance Within Views (English Heritage, Draft
for Consultation, April 2008)

3 English Heritage - Conservation Principles, Policies and Guidance for the Sustainable Management of the Historic
Environment (English Heritage, April 2008)



Commentary

National advice has been developed to help local authorities inform their policy making and evaluate
planning applications with regards to development, which may affect the historic environment in terms
of setting/views of heritage significance. Key messages include:

e using historic characterisation methods in order to understand and take into account historic
context;

o identifying constraints and opportunities through an urban design study;

o the need to systematically assessing/identify the historical significance of views to help clarify the
heritage aspect of the planning process; and

o identifying appropriate locations for tall buildings and mapping these.
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