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1. INTRODUCTION
1.1

This response to the Draft Neighbourhood Plan (NP) has been prepared on behalf of our
clients, Wates Developments.

1.2

Wates Developments has an interest in land west of Worthing Road, Tower Hill (Site 15) and
so our clients have a particular interest in the emerging spatial strategy and housing policies
of the area. This statement should be read alongside the vision document prepared by
Omega Partnership which provides further information on the site and outlines the benefits
that development on the site can deliver. In addition and in collaboration with promoters of
land to the north and south (Sites 1 & 7) the vision document also shows how development
of the wider area could come forward, complementing one another and delivering a range of
different uses that would bring further benefits to the community of Southwater and Tower
Hill. This document is attached at Appendix 1.

1.3

This statement is based on the following structure:


Section 2 sets out the legal and procedural tests of a NP;



Section 3 charts the evolution of the NP insofar as it relates to the site and immediate




Section 4 contains an assessment of relevant policies within the NP; and
Section 5 sets out our conclusions and recommendations.

area;
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2. LEGAL AND PROCEDURAL TESTS
Introduction
2.1

This section sets out the legal and procedural tests that a NP must comply with (it is against
these tests that the draft NP must be considered). The tests for a neighbourhood plan are
contained in:


The Localism Act 2011;



The Neighbourhood Planning (General) Regulations 2012;




The National Planning Policy Framework (2012);
The National Planning Policy Guidance (2014) (and subsequent updates).

The Regulations
2.2

Regulation 14 requires consultation prior to submission of a neighbourhood plan.

This

includes consultation with the local community; consultation bodies; and the local planning
authority. Compliance with this requirement should be demonstrated in the ‘Consultation
Statement’.
2.3

Regulation 15 requires the submission of four elements:


a map or statement which identifies the area to which the proposed neighbourhood



a consultation statement;



the proposed neighbourhood development plan; and



a statement explaining how the proposed neighbourhood development plan meets the
requirements of paragraph 8 of Schedule 4B to the 1990 Act.

development plan relates;

2.4

Regulation 15(2) sets out that the Consultation Statement:


contains details of the persons and bodies who were consulted about the proposed
neighbourhood development plan;



explains how they were consulted;



summarises the main issues and concerns raised by the persons consulted; and



describes how these issues and concerns have been considered and, where relevant,
addressed in the proposed neighbourhood development plan.

The NPPF
2.5

The Government published the revised NPPF in July 2018. The NPPF states at paragraph
214 that policies in the previous NPPF (2012) will apply for the purpose of examining plans
where those plans are submitted on or before 24 January 2019. Footnote 69 states that for
neighbourhood plan this means where a qualifying body submits a plan proposal to the local
planning authority (i.e. Horsham District Council) in accordance with regulation 15 of the
Neighbourhood Planning (General) Regulations 2012.
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2.6

It is stated within the NP that it is the intention of the Parish to submit the Neighbourhood
Plan to Horsham District Council by this date in line with the transitional arrangements. On
this basis, the policies of the NPPF (2012) will apply. We consider the implications of this
further within Chapter 4.

2.7

National policy on neighbourhood planning is contained in paragraphs 16, 17 and 183 to 185
of the NPPF (2012).

2.8

Paragraph 16 confirms that the presumption in favour of sustainable development is
applicable to neighbourhood planning.
neighbourhood plans should:

Implementation of this presumption means that



support the strategic development needs set out in the Local Plan (including the policies



plan positively to support local development, whilst shaping and directing development

for housing and economic development); and
in the neighbourhood which is outside the strategic elements of the Local Plan.
2.9

Paragraph 17 sets out the core planning principles.
neighbourhood plan should be

The first bullet point sets out that



succinct;



set out a positive vision for the future of the area;



up-to-date;



based on joint working and co-operation to address larger than local issues; and



provide a practical framework within which decisions on planning applications can be
made with a high degree of predictability and efficiency.

2.10 Paragraphs 183 to 185 sets out the procedures for developing neighbourhood plans.
2.11 In addition, paragraphs 150-157 provide general guidance on plan making with paragraph
154 stating that ‘Only policies that provide a clear indication of how a decision maker should
react to a development proposal should be included in the plan’.
The PPG
2.12 The PPG provides additional guidance on the implementation of the NPPF.

On the

assumption that the Neighbourhood Plan is being progressed under the transitional
arrangements means that likewise guidance published prior to July 2018 will apply.
2.13 The PPG states, at Paragraph 009 (February 2016), that “Although a draft neighbourhood
plan or Order is not tested against the policies in an emerging Local Plan the reasoning and
evidence informing the Local Plan process is likely to be relevant to the consideration of the
basic conditions against which a neighbourhood plan is tested. For example, up to date
housing needs evidence is relevant to the question of whether a housing supply policy in a
neighbourhood plan or Order contributes to the achievement of sustainable development”.
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2.14 In terms of preparing NP policies, the PPG states at paragraph 041 that “A policy in a
neighbourhood plan should be clear and unambiguous. It should be drafted with sufficient
clarity that a decision maker can apply it consistently and with confidence when determining
planning applications. It should be concise, precise and supported by appropriate evidence.
It should be distinct to reflect and respond to the unique characteristics and planning context
of the specific neighbourhood area for which it has been prepared”.
2.15 In terms of early consultation, paragraph 049 states “Before the formal pre-submission
consultation takes place a qualifying body should be satisfied that it has a complete draft
neighbourhood plan or Order…..Where options have been considered as part of the
neighbourhood planning process earlier engagement should be used to narrow and refine
options. The document that is consulted on at the pre-submission stage should contain only
the preferred approach”.
2.16 The PPG provides guidance on the implementation of the ‘basic conditions’. It states
(paragraph 065) that “Only a draft Neighbourhood Plan or Order that meets each of a set of
basic conditions can be put to a referendum and be made”.
2.17 The relevant basic conditions applicable to the NP are:
1. Having regard to national policies and advice contained in guidance issued by the
Secretary of State it is appropriate to make the order (or neighbourhood plan).
2. The making of the order (or neighbourhood plan) contributes to the achievement of
sustainable development.
3. The making of the order (or neighbourhood plan) is in general conformity with the
strategic policies contained in the development plan for the area of the authority (or any
part of that area).
4. The making of the order (or neighbourhood plan) does not breach, and is otherwise
compatible with, EU obligations.
5. Prescribed conditions are met in relation to the Order (or plan) and prescribed matters
have been complied with in connection with the proposal for the order (or neighbourhood
plan).
2.18 Paragraph 066 sets out that “Throughout the process of developing a neighbourhood plan or
Order a qualifying body should consider how it will demonstrate that its neighbourhood plan
or Order will meet the basic conditions that must be met if the plan or order is to be
successful at independent examination. The basic conditions statement is likely to be the
main way that a qualifying body can seek to demonstrate to the independent examiner that
its draft neighbourhood plan or Order meets the basic conditions.

A qualifying body is

advised to discuss and share early drafts of its basic conditions statement with the local
planning authority.”
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2.19 Paragraph 067 continues by stating that “A local planning authority should provide
constructive comments on the emerging neighbourhood plan or Order proposal prior to
submission and discuss the contents of any supporting documents, including the basic
conditions statement. If a local planning authority considers that a draft neighbourhood plan
or Order may fall short of meeting one or more of the basic conditions they should discuss
their concerns with the qualifying body in order that these can be considered before the draft
neighbourhood plan or Order is formally submitted to the local planning authority.”
2.20 It is against this regulatory and policy backdrop that the NP must be prepared going forward.

6
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3. EVOLUTION OF THE NEIGHBOURHOOD PLAN
3.1

To assist in the assessment and review of the Neighbourhood Plan process we consider it
relevant to understand how the Neighbourhood Plan has reached this stage following the
commencement of work on the Plan in 2013.

3.2

The Neighbourhood Plan preparation timeline, set out on the Parish website, refers to the
fact that preparation of the Plan in earnest began in early 2015 with a call for sites, followed
by meetings with the site promoters. This initial stage of work was encapsulated at a public
exhibition held in January 2017 which formed a consultation on the sites submitted and the
initial assessment work undertaken at this time. Information relating to this Exhibition is
contained at Appendices 19-21 of the Parish’s draft consultation statement. It should be
noted that Appendix 20, which included copies of the information presented at this exhibition,
was only added to this document part way through the consultation period.

3.3

The exhibition boards at Appendix 20 are of particular relevance as they included the Parish
Council’s assessment of the sites promoted at this time. Unfortunately the photograph’s
included at this Appendix are not of sufficient quality to enable the actual assessments to be
read. Despite repeated requests to have sight of the actual assessment forms themselves
this information has not been forthcoming. Despite this, it is evident from Appendix 20 that
the sites promoted between the A24 and Tower Hill (i.e. Sites 1 & 7) were favourable
assessed by the Parish simply based on the amount of ‘green’ shown on these
assessments. These assessments would have been undertaken against the same planning
policy framework as the current Regulation 14 NP (i.e. Horsham’s Local Plan [2015] and
NPPF [2012]). Subsequent to this work, the approach of the NP has seemingly changed
however in our view there is a lack of justification provided and no explanation why sites in
this part of the Parish were omitted from the SA process given this previous positive
assessment.

3.4

In order to inform the preparation of the NP, a Steering Group was established made up of a
number of interested parties. As would be expected, a number of meetings were held to
inform the NP process however it is considered that there has been a lack of transparency
on the assessment of suitable development options. For example the minutes from the 28
November 2017 Steering Group meeting state the following:
“Enplan provided an update on the results of the site assessment work. Andrew Metcalfe
produced a number of options regarding all sites put forward in terms of them meeting the
tests required. He also produced a scoring sheet for use by Members and this was thought
useful in terms of identifying the number of potential houses. A lengthy debate took place in
relation to the options, with the pros and cons of each option provided, it was pointed out that
it may be that none of the options offered may provide what the Group considered
appropriate.
…
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After much discussion it was felt by the Group that Option 6 was the preferred one. This
looked to provide circa 650 homes subject to certain new infrastructure being achieved. The
Group felt that another site could be brought into the scenario dependent on whether this
was required to achieve the required infrastructure. Members felt that the community were
likely to be upset by the news that 420+ houses needed to be allocated within the parish.
The concerns of the community were likely to be heightened as the chosen option looks to
allocate more than the number of houses required. This was discussed at length by the
Steering Group but it was confirmed that the number of new homes in option 6 was
dependant on the delivery of vitally needed infrastructure in the locality”
3.5

From these minutes it is clear that a number of potential development options were
considered by the Steering Group. Whilst the earlier exhibition consulted on individual sites
it did not provide any information on potential development ‘options’. On this basis, it is
apparent that these options have not been subject to consultation contrary to guidance set
out within paragraph 49 of the PPG. Again despite repeated requests information on these
options has not been forthcoming during this consultation period.

3.6

In summary, we have concerns with the approach the Parish have taken to the site selection
process of the NP which we consider is inconsistent, lacking in justification and transparency
and ultimately fails to have due regard to national guidance, contrary to the first basic
condition. We believe that in order to rectify this the site selection process should be
reviewed/reconsidered in order for the NP to satisfy the basic conditions.
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4. COMMENTS ON THE DRAFT SOUTHWATER
NEIGHBOURHOOD PLAN
4.1

This section sets out our comments in relation to a number of NP policies. We appreciate
that a significant amount of work has gone into the preparation of the NP, however, as
currently drafted, we consider that several policies do not meet the basic legal and
procedural conditions.

4.2

In summary, our main concern relates to the approach the NP takes towards the meeting its
housing need and the implications this has on compliance with the first two basic conditions.
Furthermore, the short term view being taken will significantly reduce the time period in
which the NP would be considered an up-to-date part of the development plan which would
be to the detriment of the work undertaken to date. These matters are explored further
below.
SNP1 – Southwater’s Core Principles

4.3

NP Policy SNP1 sets out the neighbourhood’s core principles. Whilst it is not made explicit it
is our understanding that the aim of this policy is to seek secure sustainable new
development.

4.4

Principle 1 of 9 states:
“The Parish will remain a single centre area, with shops, services and facilities centralised
in/around Lintot Square. To this end:
a. Any development consisting of 10 or more residential units should be within 15 minutes
walking distance of Lintot Square.
b. All residential development should be located to ensure Lintot Square is easily
accessible by sustainable means of transport (foot, bicycle or bus).
c. New employment uses should be located within identified employment areas.”

4.5

The aim of securing sustainable development is a key objective of the NPPF whilst
paragraph 7 of the NPPF sets out the 3 dimensions of sustainable development (economic,
social, environmental). It is evident therefore that sustainable development cannot be simply
measured on travel distances alone (however this is measured). The policy as currently
worded is overly prescriptive as it fails to consider the sustainability of new development in
differing locations, the social, economic and environmental benefits of which could outweigh
their more distant proximity from the centre of Southwater.

4.6

Furthermore, we consider that the wording is imprecise and lacking in justification. The
reference to a 15 minute walking distance as an appropriate distance is not referred to in any
planning guidance or policy or justified by any evidence, contrary to guidance contained
within the NPPF/PPG. Also, it is unclear how this will be applied as the 15 minute walking
distance of an elderly person is likely to be much shorter than for a teenager.
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4.7

In light of the above and in order for the policy to be consistent with the second basic
condition and consistent with national policy and guidance we consider that criterion (1)
should be deleted.
SNP2 – Allocation for Residential Development

4.8

NP Policy SNP2 seeks to allocate land west of Southwater to provide a total of 422 – 450
new residential units, consisting of a minimum of 350 homes falling in use class C3 and a
minimum of 72 homes falling in use class C2.

4.9

The third basic condition seeks general conformity with the Council’s strategic policies. The
Local Plan currently consists of the Horsham District Planning Framework (2015) however
as set out in the PPG it is also relevant to consider up to date evidence which informs an
emerging Local Plan. The Government’s proposed standard housing methodology, which
will inform the District Council’s HDPF Review (scheduled for adoption in 2020), is therefore
relevant.

4.10 Policy 15 of the HDPF identifies a requirement of at least 16,000 homes over the Plan period
(2011-31), an average of 800 homes per year. The annual target is based on meeting the
need for Horsham (650 homes per year) and a proportion of unmet need from elsewhere
(150 homes per year). In order to deliver this, criterion 4 of Policy 15 requires the provision
of at least 1500 homes through Neighbourhood Plans. We consider that it is also relevant to
note that based on the District Council’s latest available AMR (December 2017) of the 5
Neighbourhood Plans made or at examination at this time a total of only 174-192 new homes
are expected to be delivered. On this basis we consider that this should place a greater
emphasis on the remaining Parish’s to optimise the delivery of new housing.
4.11 It is also important here to emphasise that Policy 15 states “at least”, demonstrating that
1500 homes allocated through Neighbourhood Planning should be seen as a minimum.
4.12 The Parish Council’s evidence base to support the NP includes a Housing Needs
Assessment (HNA) prepared by AECOM (2017). This document considers what
Southwater’s share of the 1500 dwellings should be and is what the NP housing allocations
are based on. In order to work out the overall quantity of housing needed in the NP, six
different scenarios were tested as summarised below:
1. Horsham District Planning Framework ‘settlement hierarchy’ minimum derived
figure (HDPF) 2011-31 which generates a projection of 0 homes over the plan
period;
2. Horsham District Planning Framework ‘district’ minimum derived figure (HDPF)
2011-31 which generates a projection of 842 homes between 2018 and 2031;
3. Housing Need in Horsham 2015 (SHMA), a proportional share drawn from the
OAN which produces a target of 616 homes over the plan period;
4. DCLG Household projections which generate a re-based projection of 657
homes over the plan period;
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5. A projection derived from homes growth between 2001 and 2016 of a projection
of 413 homes (rounded) over the Plan Period;
6. A projection based on the standard methodology for calculating housing need
proposed by DCLG in September 2017 which would result in a need of 1,082
homes.
4.13 Based on guidance from Horsham District Council officers and the fact that the proposed
standard methodology has not been finalised by Government meant that the second and
sixth scenario was discounted. The average of the remaining projections comes to 422
dwellings, or 30 dwellings (rounded) per year over the Plan Period. This in turn has informed
the advice of AECOM which is reflected in Policy SNP2.
4.14 It would appear that the Parish have been aware of the implications of having to apply the
results of the standard methodology as the meeting notes from the Parish Council’s Steering
Group Meeting of 28 November 2017 testify. These state that “The Government’s proposed
standard methodology for calculating housing need and the potential implications of this in
terms of the Neighbourhood Plan were discussed. It was confirmed that if the plan was not
submitted by 31st March (2017, the originally proposed end date of the transition period)
when the standard methodology is proposed to come into use that, from this date, the
housing figure is likely to jump to 1,082 homes being required compared to 422-460 as set
out in the Housing Needs Assessment.”
4.15 As is stated by the PPG, just because the NP may be submitted in the transition period the
proposed standard methodology figure cannot simply be ignored especially as this housing
figure will inform the forthcoming HDPF Review, scheduled for adoption in 2020. Assuming
that the NP is submitted to HDC by the end of January 2019 we consider that it would be a
further 6-9 months before it was ‘made’ meaning that the NP could be in place for as little 12
months before it is superseded by the HDPF Review which would become the most up-todate part of the development plan, forming the basis of the Council’s housing requirement.
At a district level application of the current draft standard methodology (using the 2014
household projections as is recommended by the recently published Government
consultation document) shows that the need for new housing in the District will increase from
650 new homes per annum to 974 new homes per annum (which excludes any contribution
to unmet need from adjacent neighbouring authorities).
4.16 In the event that the HDPF progress is delayed, based on the NPPF (2018) the standard
methodology would form the basis of calculating whether the District Council is able to
demonstrate a 5 year housing land supply from November 2015 (the point at which the
HDPF is more than 5 years old).

This again would render the Parish susceptible to

speculative planning applications and given that the NP is being progressed under the NPPF
(2012) it would not benefit from the added protection afforded by paragraph 14 of the NPPF
(2018). Indeed, this issue would appear to have been acknowledged by the Parish Council’s
Housing Needs Assessment which concludes by stating:
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“We recommend that the steering group should monitor carefully strategies and documents
with an impact on housing policy produced by the District Council or any other relevant body
and review the neighbourhood plan accordingly to ensure that general conformity is
maintained.”
4.17 In conclusion, we consider that in order for the NP to be consistent with the forthcoming
HDPF Review, meet with the second basic condition and be capable of enduring beyond the
immediate short term means that the NP should be seeking to meet the level of housing
need identified through the Government’s standard methodology. As a result, we consider
that the site selection process is revisited to set out how this housing requirement can be
delivered.
SNP9 – Lifetime Home Standard
4.18 Policy SNP9 states that all new dwellings must meet the Lifetime Homes Standard.
However, this standard no longer exists as the various standards have now been
consolidated into a national framework centred around Building Regulations. Policies
seeking to enhance accessibility and adaptability of buildings should refer to Optional
Requirement M4(2) of the Building Regulations, rather than the Lifetime Homes Standard.
4.19 For this reason, this policy fails to meet the third basic condition. We therefore consider that
this policy should be amended in line with national standards.
SNP14 – Adequate Provision of Car Parking
4.20 Policy SNP14 states that residential development must include provision for adequate off
street parking. It sets parking standards of 2 parking spaces for dwellings, with 1 additional
space for each additional bedroom over a total of three. It also requires one third of a lay-by
parking space per dwelling for visitors and residents who have more cars than can be
accommodated within their curtilage.

At the same time Policy SNP14 also states that

parking should not dominate the street-scene, so should be located to the side rather than in
front of properties.
4.21 Whilst we do not object to the principle of ensuring an adequate level of car parking in a form
that does not dominate the street-scene we are concerned that there is some conflict in
these two aims if these standards are rigidly applied. We consider that the policy should be
more flexibly worded in order that the objectives of the policy can be successfully achieved
(e.g. we do not consider a 1 bedroom apartment requires the provision of 2 car parking
spaces). On this basis, we consider that the policy should be amended in order to set out a
clearer range of parking standards based on dwelling size (particularly in respect to smaller
dwellings). We consider that this would mean that the policy would be in line with the third
basic condition.
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5. SUMMARY AND RECOMMENDATIONS
5.1

A review of the draft NP has identified a number of areas where the NP is considered not to
comply with the basic conditions or the legal requirements.

5.2

We have concerns with the approach the Parish have taken to the site selection process of
the NP which we consider is inconsistent, lacking in justification and transparency which
ultimately does not have due regard to national guidance contrary to the first basic condition.

5.3

We consider that Policy SNP1 (Southwater’s Core Principles) as currently worded is overly
prescriptive as it fails to consider the sustainability of new development in differing locations,
the social, economic and environmental benefits of which could outweigh their more distant
proximity from the centre of Southwater.
imprecise and lacking in justification.

5.4

Furthermore, we consider that the wording is

We consider that Policy SNP2 (Allocation for Residential Developments) fails to take into
account emerging housing evidence which will inform the District Council’s HDPF Review
(scheduled for adoption in 2020). The current approach is contrary to the PPG and will
significantly reduce the time period in which the NP would be considered an up-to-date part
of the development plan. This would be to the detriment of the work undertaken to date to
inform the NP process.

5.5

We consider that Policies SNP9 (Lifetime Home Standards) and SNP14 (Adequate provision
of car parking) are not consistent with national policy or sufficiently flexible.

5.6

In light of the issues above, and for the NP to be consistent with the basic conditions, we
would make the following recommendations:


The site selection process should be reviewed/reconsidered in order for this process to
be robust;



Criterion (1) of Policy SNP1 should be deleted;



Policy SNP2 should be seeking to meet the level of housing need identified through the
Government’s standard methodology (1,082 new homes) and that the site assessment
exercise be reviewed to identify how this target could be met;



Policy SNP 9 should be amended to make reference to Optional Requirement M4(2) of
the Building Regulations, rather than the Lifetime Homes Standard; and



Policy SNP14 should be more flexibly worded to ensure that the policy objectives are
achieved.
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APPENDIX ONE – VISION DOCUMENT

(See Separate Document)
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APPENDIX FOUR – LANDSCAPE AND VISUAL
APPRAISAL (PREPARED BY SLR)
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BASIS OF REPORT
This document has been prepared by SLR Consulting Limited with reasonable skill, care and diligence, and taking account of the
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INTRODUCTION
SLR Consulting Ltd (SLR) was instructed by Wates Developments Ltd (the Client) to undertake an independent
landscape and visual review of a site to the west of Worthing Road in Tower Hill, Horsham. The review seeks to
understand the landscape and visual attributes of the site and surrounding landscape, as well as, the potential
for development in landscape and visual terms and to understand the functionality of the gap between Horsham
and Southwater. The final section of the report forms a review of the area allocated for housing within the
emerging Southwater Neighbourhood Plan.
This report was prepared by Emma Jinks, a Principal Landscape Architect at SLR Consulting and a Chartered
Landscape Architect with over 14 years of experience in practice.
In carrying out the review, reference was made to relevant planning policy and existing landscape character
assessments.

1.1

Methodology

This assessment has been carried out by an experienced Chartered Landscape Architect in accordance with the
Guidelines for Landscape Visual Appraisal (3rd Edition, 2013, also known as GLVIA3, produced by the Landscape
Institute and Institute of Environmental Management and Assessment). Judgements have been discussed and
agreed with another experienced Landscape Architect in accordance with best practice.
Section 6.0 of this report sets out the principles that were used for assessing the functionality of the gap between
Horsham and Southwater. These principles are derived from local planning policy, a government report,
landscape character assessments and relevant Appeals. They have been tested at numerous Appeals and
hearings and have been accepted as being transparent and robust by Inspectors.
The assessment is based upon a desk top assessment of relevant plans, guidance and character assessments, as
well as a thorough site assessment carried out in May 2018.

1.2

Study Area

The study area is illustrated on drawings TH1 to TH2.
The study area was identified through desk top analysis and by field survey work.
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PLANNING CONTEXT
2.1

National Policy: the National Planning Policy Framework (NPPF)

Paragraph 11 sets out the fundamental principle of this document: that there is a presumption in favour of
sustainable development. All development that is in accordance with the development plan should be approved
“without delay” and that “where there are no relevant development plan policies, or the policies which are most
important for determining the application are out-of-date” permission should be granted for development
“unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when
assessed against the policies in the Framework taken as a whole.”
In relation to landscape, the NPPF defines sustainability as including the protection and enhancement of the
“natural, built and historic environment” (paragraph 8).
Paragraph 98 relates to rights of way and access, stating that these should be “protected and enhanced”. It is
noted that better facilities should be provided for users of rights of way, for example by “adding links to existing
rights of way”.
Paragraphs 124, 128 and 130 relate to the need for good design in new developments. Paragraph 124 states that
“good design is a key aspect of sustainable development, creates better places in which to live and work and helps
make development acceptable to communities”. Paragraph 128 states that applicants should work closely “with
those directly affected by their proposals to evolve designs which take account of the views of the community”.
Paragraph 130 states that “permission should be refused for development of poor design that fails to take the
opportunities available for improving the character and quality of an area and the way it functions”.
Paragraph 170 of the NPPF states that the planning system, “should contribute to and enhance the natural and
local environment by [inter alia] …protecting and enhancing valued landscapes” and by “recognising the intrinsic
character and beauty of the countryside”. Paragraph 171 states that the planning system should “distinguish
between the hierarchy of international, national and locally designated sites”.
In paragraph 172 it is stated that “great weight should be given to conserving and enhancing landscape and scenic
beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of
protection in relation to landscape and scenic beauty”.

2.2

Designations

The site is not within any designations for valued landscapes, such as local landscape designations, AONBs or
National Parks.
The nearest landscape-related designations are summarised below and illustrated on Figure TH1.
•

A number of Conservation Areas are located around the site. The closest is Horsham Town Centre
Conservation Area which is located approximately 1.4km to the north-east of the site;

•

A number of Listed Buildings are located within the vicinity of the site. The closest of these include the
Grade II Listed Sawyersland to the north, the Grade II Listed Griggs to the west and Grade II Listed Gate
House at Denne Park. There are three further Grade II Listed structures within the main area of Denne
Park. All of these are located within 200m of the site;

•

An area of Ancient Woodland is located to the east of the site across Worthing Road;

•

The Downs Link and National Cycle Route 223 are located to the southwest of the site, approximately
1.2km away;
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•

The High Weald Area of Outstanding Natural Beauty (AONB) is located approximately 3km to the east of
the site; and

•

Public right of way (PRoW) 1637 extends to the west of the site at a distance of approximately 100m, A
network of PRoW are (1636, 1639, 1667, 1666 and 1668) are located within the wider context of the site.

2.3

Horsham District Planning Framework 2015

The site is located within the boundary of Horsham District Council. The Horsham District Planning Framework
was adopted in November 2015. The following policies are relevant to this assessment:
Policy 25: Strategic Policy: The Natural Environment and Landscape Character seeks to “Protect, conserve and
enhance the landscape and townscape character, taking into account areas identified as being of landscape
importance, the individual settlement characteristics, and maintains settlement separation”. It also notes the
need to maintain and enhance the Green Infrastructure Network and to “Conserve and where possible enhance
the setting of the South Downs National Park”.
Policy 26: Strategic Policy: Countryside Protection seeks to protect the “rural character and undeveloped nature
pf the countryside” from inappropriate development.
Policy 27: Strategic Policy: Settlement Coalescence states that “Landscapes will be protected from development
which would result in the coalescence of settlements”.
Policy 30: Protected Landscapes seeks to “conserve and enhance” the “natural beauty and public enjoyment of
the High Weald AONB and the adjoining South Downs National Park”.
Policy 31: Green Infrastructure and Biodiversity states that “Development will be supported where it can be
demonstrated that it maintains or enhances the existing network of green infrastructure. Proposals that would
result in the loss of existing green infrastructure will be resisted unless it can be demonstrated that new
opportunities will be provided that mitigates or compensates for this loss and ensures that the ecosystem services
of the area are retained”. In addition, “Development proposals will be required to contribute to the enhancement
of existing biodiversity and should create and manage new habitats where appropriate…. The Council will also
support development which makes a positive contribution to biodiversity through the creation of green space,
and linkages between habitats to create local and regional ecological networks”.
Policy 32: The Quality of New Development states that “high quality and inclusive design for all development in
the district will be required based on a clear understanding of the local, physical, social, economic, environmental
and policy context for development. In particular development will be expected to …. Help secure a framework of
high quality open spaces which meets the identified needs of the community”.
Policy 37: Sustainable Design and Construction states that “proposals must seek to improve the sustainability of
development. To deliver sustainable design, development should incorporate…… measures which enhance the
biodiversity value of development”.

2.4

Southwater Neighbourhood Plan

The Southwater neighbourhood plan was formally submitted to Horsham District Council under Regulation 15 of
The Neighbourhood Planning Regulation 2012 on Thursday 14th March 2019. In due course, Horsham District
Council will consult on the submitted neighbourhood plan.

2.5

Relevant Planning History

To our knowledge, the site has not been subject to any historical planning applications, although it is noted that
land to the north and to the south of the site is currently being promoted for development.
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The Landscape Character of the Site and Potential Landscape
Effects of Development
3.1

Introduction

The following landscape assessment is based upon both a desk top assessment of existing character assessments
and plans as well as a site-based survey. In accordance with GLVIA3 the main landscape receptors, (individual
landscape elements, aesthetic characteristics, overall character), which have the potential to be affected by the
proposed development have been identified and their sensitivity to the proposed development has been
assessed by considering their value and susceptibility. The magnitude of change which would be experienced by
each of these receptors has then been assessed by determining the size and scale of change, the geographical
extent of that change, and the duration and reversibility of that change.
By combining the sensitivity of receptors and the magnitude of effect the potential for significant landscape
effects has been assessed.

3.2

Existing Landscape Character Assessments

There is a nested series of existing character assessments which provide a useful context to the character of the
site. Drawing TH2A andTH2B summarises the classification provided by these assessments, but further details of
each are set out below.

3.2.1

National Landscape Character

At a national scale the site is included within Natural England’s National Character Area (NCA) 121: Low Weald
(2013).
•

“Broad, low-lying, gently undulating clay vales with outcrops of limestone or sandstone providing local
variation;

•

A generally pastoral landscape with arable farming associated with lighter soils on higher ground and
areas of fruit cultivation in Kent. Land use is predominantly agricultural but with urban influences,
particularly around Gatwick, Horley and Crawley;

•

Field boundaries of hedgerows and shaws (remnant strips of cleared woodland) enclosing small, irregular
fields and linking into small and scattered linear settlements along roadsides or centred on greens or
commons. Rural lanes and tracks with wide grass verges and ditches;

•

Small towns and villages are scattered among areas of woodland, permanent grassland and hedgerows
on the heavy clay soils where larger 20th-century villages have grown around major transport routes;

•

Frequent north-south routeways and lanes, many originating as drove roads, along which livestock were
moved to downland grazing or to forests to feed on acorns;

•

Small areas of heathland particularly associated with commons such as Ditchling and Chailey. Also
significant historic houses often in parkland or other designed landscapes;

•

The Low Weald boasts an intricate mix of woodlands, much of it ancient, including extensive broadleaved
oak over hazel and hornbeam coppice, shaws, small field copses and tree groups, and lines of riparian
trees along watercourses. Veteran trees are a feature of hedgerows and in fields;

•

Many small rivers, streams and watercourses with associated watermeadows and wet woodland; and
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•

3.3

Traditional rural vernacular of local brick, weatherboard and tile-hung buildings plus local use of
distinctive Horsham slabs as a roofing material”.

West Sussex Landscape Character Assessment

At a County scale the site is identified within the West Sussex Landscape Character Assessment (October 2005).
The landscape within which the site is identified as Landscape Character Area (LCA) “High Weald Fringes”. The
key characteristics of LCA “High Weald Fringes” include the following relevant to the site:
•

“Wooded, often confined rural landscape of intimacy and complexity partly within the High Weald Area
of Outstanding Natural Beauty (AONB);

•

Western part drained by the headwaters of the River Arun, eastern part around Scaynes Hill by the River
Ouse;

•

Significant woodland cover, a substantial portion of it ancient, and a dense network of shaws, hedgerows
and hedgerow trees;

•

Pattern of small, irregular-shaped assart fields and larger fields, and small pockets of remnant heathland;

•

Network of lanes, droveways, tracks and footpaths;

•

Dispersed historic settlement pattern, close to Horsham, the principal settlements Cuckfield, Haywards
Heath and Lindfield and a few villages and hamlets;

•

Some busy lanes and roads including A and B roads bounding the area to the west, and other roads
crossing north to south, including the A23 Truck Road; and

•

Varied traditional rural buildings built with diverse materials including timber-framing, Horsham Stone
roofing, Wealden stone and varieties of local brick and tile-hanging”.

3.4

Horsham District Landscape Character Assessment (2003)

At a Local scale the site is identified within the Horsham Landscape Character Assessment (October 2003).
The landscape within which the site is located is identified as Landscape Area (LCA): “M1: Crabtree and Nuthurst
Ridge and Ghyll Farmlands”. The key characteristics of “Crabtree and Nuthurst Ridge and Ghyll Farmlands include
the following:
•

“Steep wooded ridges and ghylls;

•

Strong pattern of woodlands, shaws and hedgerows;

•

Ancient hedgerow oaks

•

Small to medium size irregular and regular-shaped pasture fields;

•

Field ponds and small lakes;

•

Numerous historic parks and gardens e.g. Leonardslee, Sedgwick Park, Denne Park;

•

Dispersed settlement pattern of farmsteads, and small hamlets, e.g. Nuthurst

•

Confined views; and

•

Traditional local building materials of sandstone, brick and tile hanging”.

The assessment also identifies “Planning and Land Management Guidelines”. Those relevant to this assessment
are as follows:
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•

“Conserve the strongly rural unspoilt character;

•

Ensure any new development responds to the historic dispersed settlement pattern and local building
design and materials. Infill development between loose knit groups of cottages along lanes would erode
character;

•

Conserve the strong pattern of woodland, shaws and hedgerows through coppice management, planting
and natural regeneration;

•

Plant new woodlands in the Prings Hill and Bulls Farm areas;

•

Encourage the planting of tree groups around modern farm buildings;

•

Maintain and manage small field ponds and lakes; and

•

Conserve and restore historic parklands as appropriate”.

3.5

Horsham District Landscape Capacity Study (2014)

The Horsham District Landscape Capacity Study (2014) sought to “protect, conserve and enhance the landscape
of the District” and “to ensure that decisions about the locations and scale of new development” considered the
“relative ability of the varied landscapes around and between settlements to accommodate new development”.
It is noted that the methodology used by this study does not take account of GLVIA3 (3rd Edition, 2013) which
assesses sensitivity by combining assessments of the value attached to each receptor and the susceptibility of
each receptor to the type of change which is proposed. (GLVIA3, paragraph 5.39). Instead sensitivity is defined
as “the relative sensitivity/vulnerability of a landscape to a specific type of development based on judgements
about landscape character sensitivity and visual sensitivity”.
The assessment of landscape value does take account of landscape designation, but it is noted that the definition
of landscapes of Moderate value, does not require a landscape to be designated.
The site is included within Zone 2: “South Horsham and Southwater”. Zone 2 has been further subdivided for
assessment purposes, with the site being located in Local Landscape Character Area (LLCA) 23: “Parthings and
Tower Hill”.
LLCA 23 is described as having “an undulating/ rolling landscape with a small scale mostly regular field pattern”
which is of “mostly rural character” resulting in a High landscape character sensitivity. It is also noted that there
is a “strong framework of hedgerows and wooded shaws” which result on a Low-Moderate visual sensitivity to
housing. Landscape Value is assessed as Moderate despite “urban influences such as the railway and Worthing
Road and the A24”. The assessment notes that the area “forms an important green edge to the settlement of
Horsham”.
The assessment concludes that this area has No/Low capacity for medium scale housing.

3.6

Southwater Landscape Sensitivity and Capacity Study (June 2018)

The Southwater Landscape Sensitivity and capacity Study (LSCS) was prepared by Enplan, on behalf of the
Southwater Parish Council, to form part of the evidence base for the emerging Southwater Neighbourhood Plan.
It noted that the Horsham District Landscape Capacity Study was three year old and that local conditions had
changed. This study sought to “inform policies and site allocations in the emerging Southwater neighbourhood
Plan”, specifically for residential development.
The methodology does take account of GLVIA3 (3rd Edition, 2013) noting that “landscape sensitivity will depend
on the landscape susceptibility of the characteristics of the landscape to change as a result of residential
development”. It also notes that the assessment of landscape value is “based on ‘simple’ criteria around whether
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a landscape is designated or not, and if not, judgements as to whether it has attributes that raise it above
‘ordinary’ countryside”. There is limited information available as to what these “simple” criteria are, and it is
noted that a landscape of local value (not designated) is assessed as “medium” value with no criteria provided
to define how local value is assessed, or whether this is considered to be of greater value than “mere
countryside”.
The site is located within an area identified as Landscape Character Area (LCA) 3b Tower Hill Area: Parthings
Lane. The Landscape Value of this LCA is assessed as medium, although no description is provided to define how
this landscape is of Local value. The susceptibility of the landscape is assessed as Medium, with the LCA scoring
Low against two criteria and medium against two further criteria. This results in a Medium Landscape Sensitivity
which is lower than that assessed within the Horsham District Landscape Capacity Study, which assessed
Landscape Sensitivity as High. However, the assessment concludes in line with the Horsham District landscape
Capacity Study that the site has none to very limited capacity to accept development.

3.7

The Landscape of the Site and its Context

GLVIA3 recommends that a landscape character assessment should be carried out as part of the baseline study
(paragraph 5.4). This should consider:
•

The elements that make up the landscape (physical, land cover and the influence of human activity);

•

Aesthetic and perceptual aspects; and

•

The overall character of the area.

An assessment of the landscape baseline is set out in the following paragraphs.

3.7.1

Individual Elements and Features

The site is formed by three, medium-scale agricultural fields, bounded by strong hedgerow network.
The northern and western boundaries of the site are formed by well-established, native, hedgerows with mature
trees. The southern boundary is formed by a well-established area of native trees. The eastern boundary of the
site is formed by a closely clipped native hedgerow with a number of mature, native trees and provides more
open views into the site. The site is influenced by the Worthing Road to the east and the park and ride to the
south. Traffic along the A24 and within the Park and Ride, both to the south, is audible within the site.
The main elements and aesthetic aspects of the landscape can be summarised as follows:
•

Gently sloping landform;

•

Medium scale, agricultural fields;

•

Well-established native hedgerow and tree network;

•

Urban influence of Worthing Road to the east and the Park and Ride to the south; and

•

Noise and movement of traffic along the Worthing Road and noise of traffic along the A24 and within
the Park and Ride.

3.8

Sensitivity of Landscape Receptors

In accordance with GLVIA3 the sensitivity of landscape receptors is determined by combining their value with
their susceptibility to the type of development proposed.
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3.8.1

Value of the Landscape

In determining the value of landscapes, it is helpful to start with landscape and landscape-related designations.
In this context it is important to note that the site is not included within a statutory or non-statutory landscape
designation, and nor is it within a landscape-related designation.
GLVIA3 states that the value of undesignated sites should also be considered, and Box 5.1 provides a helpful
guide for assessing these sites. In this context it is important to note that the site has no cultural associations,
heritage designations or recreational access across the site. The site has a rural character however its scenic
quality is reduced by the influence of Worthing Road and the Park and Ride to the south. It is concluded,
consequently, that the value of the site overall is Low; a landscape which does not have any formal designation,
is not publicly accessible and which is not considered to have demonstrable physical attributes that elevate its
value, but which may be valued by local communities.

3.8.2

Susceptibility of Landscape

The susceptibility of the landscape of the site to residential development is increased by its rural character but
is reduced by the urban influence of the Worthing Road and Park and Ride to the south. It is further reduced by
the noise and movement generated by traffic along the Worthing Road and by the noise of traffic within the Park
and Rise and along the A24 which reduce the overall perception of tranquillity. It is therefore concluded that the
overall susceptibility of the site to residential development is medium.

3.8.3

Sensitivity of Landscape

In overview, the site has a Low value and a Medium susceptibility to residential development across the site. The
overall sensitivity of the landscape receptors to residential development is therefore Low to Medium.

3.9

Potential Magnitude of Landscape Change

In accordance with GLVIA3 potential changes to the individual landscape receptors have been assessed in
relation to:
•

The Size and Scale of Change;

•

The Geographical Extent of Change; and

•

The Duration and Reversibility of Change.

3.9.1

Size and Scale of Change for Landscape Receptors

Residential development would result in the introduction of new built form into a relatively intact agricultural
landscape. The scale of change would be reduced, to some extent, by the urban influence of the Worthing Road,
the Park and Ride and by noise associated with traffic along the A24. It could also be possible to reduce the
landscape effects of development by:
•

Retaining the existing well-established hedgerow and tree network across the site, where possible, and
reinforcing this with new native tree and shrub planting where gaps are present;

•

Setting built form back from the more open edge of the Worthing Road; and

•

Providing green ways through the proposed housing to connect into the existing green infrastructure
network.
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3.9.2

Geographical Extent of Change for Landscape Receptors

Residential development on the site would affect a number of the landscape receptors across the site including
the agricultural fields.
However, it is likely that there would be very little effect on the character of landscapes around the site, as the
proposed development would be perceptually contained by existing strong vegetation, as well as, any proposed
new native shrub and tree planting.

3.9.3

Duration/Reversibility of Change for Landscape Receptors

The development would be permanent.

3.9.4

Potential Magnitude of Change for Landscape Receptors

It is likely that residential development on the site would result in significant localised landscape effects for some
receptors, most notably the gently sloping landform and the medium-scale, agricultural fields. However, these
effects would be limited as the site is already influenced by both Worthing Road and the Park and Ride to the
south, as well as noise associated with traffic along the A24 and within the Park and Ride. The effects could also
be mitigated by limiting development along both Worthing Road and Two Mile Ash Road and new woodland
planting.

3.10

Summary of Landscape Character and Potential Landscape Effects of
Development

The site is not designated for landscape or landscape-related reasons and is not publicly accessible.
The site has been classified as part of the “High Weald Fringes” in the West Sussex Landscape Character
Assessment and as part of LCA “M1: Crabtree and Nuthurst Ridge and Ghyll Farmlands” within the Horsham
Landscape Character Assessment. It was assessed as part of LLCA 23 in the “Horsham District Landscape Capacity
Study” (2014) which assessed that it had No/Low capacity for medium scale housing. It is noted, however, that
this assessment did not take account of GLVIA3 (3rd Edition, 2013). It was assessed as part of LCA 3b “Tower Hill
Area: Parthings Lane”, in the “Southwater Landscape Sensitivity and Capacity Study” (June 2018) which did take
account of GLVIA3 (3rd Edition, 2013), but similarly concluded that the area had none to very limited capacity to
accept development, despite assessing that the area had a Medium landscape Sensitivity which was lower than
the High assessed in the previous “Horsham District Landscape Capacity Study” (2014).
The site comprises three, gently sloping, agricultural fields, which are largely enclosed by existing native trees,
hedgerows and woodland. The site is perceptually affected by the urban influence of the Worthing Road to the
east and the Park and Ride to the south and by the noise of traffic associated with both the Park and Ride and
the A24..
It is likely that residential development within the site would result in localised landscape effects, but the
geographical extent of effects would by small as a result of the well-established network of native trees and
hedgerows which visually enclose the site.
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POTENTIAL VISUAL EFFECTS
4.1

Introduction

Overall visibility has been determined by a desk top assessment of plans and aerial photographs and by site visit.
Ten viewpoint locations have been identified to represent the range of views available around the site. The
objective in selecting these locations has been to represent the range of views of the existing site which are
available from publicly accessible locations.
The location of all viewpoints is illustrated on drawing TH3. For each of the viewpoints photographs of the
existing views have been included (see drawings TH4 to TH11).
In accordance with the recommendations of GLVIA3 the potential level of visual effects has been determined by
assessing both the sensitivity of visual receptors and the potential magnitude of visual effect.

4.2

Overall Visibility

The potential visibility of development on site would be confined by the well-established tree belts to the north
and south. Glimpsed views are available from the west along Two Mile Ash Road and open views are available
from the east along Worthing Road.

4.3

Potential Visual Receptors

Within the visual envelope of the proposed development the following types of visual receptors have the
potential to experience changes in their views:
•

Residential receptors (Existing residents along Two Mile Ash Road);

•

Walkers on local footpaths and pavements (Pedestrians walking on the pavement along Worthing Road,
Two Mile Ash Road has no pavement. No views were available from the Downs Link or local footpaths
(PRoW)); and

•

Vehicle users, cyclists on Worthing Road and Two Mile Ash Road (no views were available along National
Cycle Route 223).

The site survey confirmed that there would be no visibility of the proposed development from Horsham Town
Centre Conservation Area.

4.4

Assessment of Sensitivity of Visual Receptors

Residential receptors, walkers and cyclists are likely to be particularly susceptible to change, as they are more
likely to be focused on views of the landscape. Vehicle users are less susceptible to visual change as they have
only transitional views of the landscape.
In relation to value, none of the viewpoints to the north, south and west of the site are within landscape or
landscape-related designations, nor are they linked with visitor destinations or cultural associations. Viewpoint
5 is located adjacent to the Grade II Listed Gate House at Denne Park.
It therefore follows that walkers and cyclists along the Worthing Road and cyclists along Two Mile Ash Road have
the highest sensitivity to change on the site, with residents adjacent to the site also being of high sensitivity.
Vehicle users on Worthing and Two Mile Ash Road would be of medium sensitivity.
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4.5

Potential Magnitude of Change for Receptors

The criteria used for this analysis are taken from GLVIA 3 paragraphs 6.31 to 6.41, which include size/scale,
geographical extent and duration.
The views of walkers using Worthing Road would be largely screened by existing, well-established native
hedgerows and trees (see Viewpoints 2, 3 and 5). The views of walkers adjacent to the eastern boundary of the
site (see Viewpoint 4) would change to include new homes, however, the proposed settlement edge could be
screened by enhancing the existing hedgerow and trees along the eastern boundary of the site and by setting
back proposed new homes from this edge.
For residential receptors adjacent to the site, it is likely that glimpses of proposed new homes may be available
from rear elevations through gaps in existing vegetation. By enhancing the existing hedgerows and tree belts
with new native tree and shrub planting views would, over time, become entirely screened.
No or glimpsed views would be available to the closest Listed buildings (Grade II Listed Sawyersland to the north,
the Grade II Listed Griggs to the west and Grade II Listed Gate House at Denne Park) as illustrated in Viewpoints
5, 6 and 8).
The views of vehicle users and cyclists would be substantially screened by existing native hedgerows and trees.
In limited locations transient views may be available as illustrated in Viewpoint 4 adjacent to the eastern
boundary of the site and Viewpoint 9 which illustrates the view through an existing field gate.

4.6

Assessment of Potential Visual Effects

Views into the site are generally substantially screened by existing native hedgerows, tree belts and trees along
hedgerows. New housing on the site is likely to result in some localised significant visual effects, most probably
for walkers along Worthing Road when in close proximity to the site.
It is assessed that it is unlikely that residential receptors would experience significant visual effects due to the
extensive screening around the site provided by existing native hedgerows, tree belts and trees along hedgerows.
The views of vehicle users and cyclists would be transient and intermittent. It is unlikely that views would be
available along Two Mile Ash Road and views along Worthing Road would be limited to the stretch of road
passing directly past the site. Available views have the potential to be largely screened by enhancing the existing
vegetation along the eastern boundary and by setting back new built form from this edge.

4.7

Summary of Potential Visual Effects

The views of this development would be largely limited to views along Worthing Road.
Glimpsed views may be available to existing residents from rear elevation but could be almost entirely screened
by enhancing existing native hedgerows and tree belts.
Boundary vegetation to the east could be enhanced, and built form set back from this edge in order to contain
the views of the proposed residential development.
Views to the north, south and west would be contained by existing vegetation.
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RECOMMENDATIONS
CAPACITY

AND

POTENTIAL

DEVELOPMENT

The appraisal of potential landscape and potential visual effects which may result from the development of the
site for residential use has resulted in the following recommendations for mitigation:
•

Existing well-established hedgerows, tree and woodland along the boundaries of the site should be
retained as far as possible. Boundaries should be reinforced with new native tree and shrub planting
where gaps are present and particularly along the eastern boundary. A “strong pattern of woodlands,
shaws and hedgerows” is characteristic of the local landscape.

•

Built form should be set back from the more open eastern edge of the site alongside Worthing Road
(approx. 20m buffer illustrated on Figure TH9) to maintain the predominantly rural character of this route
and to mitigate potential views from vehicle users, cyclists and walkers along the pavement; and

•

Green ways should be proposed between blocks of proposed new housing provide connections into the
existing green infrastructure network.

It is assessed that, from a landscape perspective, and taking account of the mitigation measures identified above,
there is potential to accommodate residential development across the majority of the site without resulting in
significant landscape and visual effects, in line with Figure TH9.
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PRINCIPLES FOR ASSESSING THE EFFECTIVENESS OF THE GAP
BETWEEN SETTLEMENTS
6.1

Introduction and Objectives

As noted in section 1.0 of this report, SLR Consulting was instructed by the Client to understand the functionality
of the gap between Horsham and Southwater and how effective the gap would be should development within
the site come forward.
Policy 27 of the HDPF states that “landscapes will be protected from development which would result in the
coalescence of settlements”. Further, that development would be resisted “unless … there is no significant
reduction in openness and ‘break’ between settlements. It is, therefore, important to understand whether
development within the site would result in physical or perceptual coalescence between Horsham and
Southwater.

6.2

How to Define an Effective Gap between Settlements

The effectiveness of a gap is not only a question of its physical extent, but also how it is perceived. This
fundamental principle has been accepted by numerous inspectors (see for example Stobhill Appeal, September
2014, APP/P2935/A/14/2212989), or the land at Junction 10 of the M42 (November 2016,
APP/R3705/W/15/3136495).
The principle also underlies the criteria used in the Inspector’s report for the Eastleigh Local Plan Inquiry in 1998,
which were then reproduced within an ODPM report on Strategic Gaps and Green Wedges (“Strategic Gap and
Green Wedge Policies in Structure Plans, Main Report”, ODPM, 2003). These criteria (the “Eastleigh Criteria”)
have been applied on numerous Applications and Appeals to determine the effectiveness and extent of an
existing strategic gap or wedge. The criteria are as follows (see paragraph 4.15 of the ODPM report):
•

Distance;

•

Topography;

•

Landscape character/type;

•

Vegetation;

•

Existing uses and density of buildings;

•

Nature of urban edges;

•

Inter-visibility (the ability to see one edge from another);

•

Intra-visibility (the ability to see both edges from a single point);

•

The sense of leaving a place [and arriving somewhere else].

In the Fareham Landscape Assessment, (LDA, 2017), very similar criteria for determining the effectiveness and
integrity of a gap are cited:
•

No physical coalescence between the two settlements (same as distance between settlements)

•

No perceived visual coalescence (and measures designed to block views do not in themselves undermine
the sense of visual separation) (inter and intra visibility)

•

Well-defined boundary between settlement and gap (nature of urban edges)
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•

Clear sense of leaving one settlement, passing through a different and distinct area, and arriving
somewhere else (sense of leaving a place and arriving somewhere else)

•

The gap has sufficient scale and coherence to be experienced as a place or an entity in its own right
(mainly landscape character – but also distance, topography, vegetation, and both inter and intravisibility.)

Section 6.0 of this report applies the “Eastleigh Criteria” to the gap between Horsham and Southwater and
assessed whether residential development within the site would create physical, or perceptual coalescence
between Horsham and Southwater.
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ASSESSMENT OF THE FUNCTIONALITY OF THE GAP BETWEEN
HORSHAM AND SOUTHWATER
7.1

Distance

The minimum plan distance between Horsham and Southwater is approximately 1.8km, but the travelling
distance between the two by road is at least 25% further than this. Many gaps between settlements are
considerably less than this, and yet there remains a clear sense of leaving one place, travelling through a gap,
and arriving somewhere else.
The existing settlement of Tower Hill is located between the two settlements, as is the A24 and related road
infrastructure, together with a Park and Ride. Despite this the heavily wooded nature of the landscape and the
partially sunken road network (Two Mile Ash road) provides a strong sense of landscape and visual separation
and a clear sense of both leaving one settlement and arriving somewhere else.
The site would be located between the two settlements, adjacent to the Park and Ride and close to the
settlement of Tower Hill (it is noted that the land between the site and Tower Hill is currently being promoted
for development which would connect the site to Tower Hill).
The gap to the north of Tower Hill, between Tower Hill and Horsham is approximately 270m and is formed by
open, agricultural, fields to either side of Worthing Road. Horsham is also separated from Tower Hill by the
railway line. Plates I to III indicate the nature of the gap between Tower Hill and Horsham. The heavily vegetated
edge of Horsham, couple with the location of the railway line and the agricultural fields between Tower Hill and
Horsham provide a clear sense of leaving Horsham before entering the settlement of Tower Hill, both from
Worthing Road and along the PRoW network.
Plate I: View from Worthing Road on railway bridge at edge of Horsham

Plate II: View from PRoW 1639 on northern edge of Tower Hill towards Horsham
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Plate III: View from Worthing Road towards edge of Horsham

The gap between the settlement of Southwater and Tower Hill is approximately 1.2km. The site would reduce
this gap to approximately 690m, however it is noted that the Park and Ride and the A24 area already present
between Tower Hill and Southwater. The gap between the Park and Ride and Southwater is approximately 395m.
The perception of separation between Southwater and the Park and Ride and Tower Hill is currently formed by
strong lines of vegetation along the A24 and within the wider landscape. See Plates IV to VI below.
Plate IV: View from end of PRoW 1668 along A24 towards Southwater

Plate V: View from Worthing Road south of A24 close to Southwater
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Plate VI: View from Worthing Road south of A24 on edge of Southwater

7.2

Topography

As Figure TH1 illustrates, there is considerable variation in the topography between the two settlements, with
the settlement edges being at least 20m apart in vertical elevation (the southern edge of Horsham is at an
elevation of approximately 45m AOD and the northern edge of Southwater is at an elevation of approximately
65m AOD). In addition there are a number of localised landforms between the two settlements such as the bund
to the north of the Park and Ride and land rising up towards the railway bridge on the edge of Horsham. The
settlement of Tower Hill sits more prominently at an elevation of approximately 70m AOD between the two.
Development within the site would be on land at an elevation of between approximately 55m and 60m AOD with
the localised bund along the edge of the Park and Ride forming the southern boundary of the site
Topography across the proposed Gap thus assists with providing a sense of separation.

7.3

Landscape Character

The landscape character between the two settlements comprises three different character areas as identified in
the Horsham Landscape Character Study (2003) and as illustrated on Figure TH2B (“Upper Aran Valley”, “Crabtree
and Nuthurst Ridge and Ghyll Farmlands” and “Southwater and Christ’s Hospital”).
The first of these, “Upper Aran Valley” is characterised by “mostly narrow valleys with undulating valley sides”
and features a “mostly rural, unspoilt character except for the urban edge influence around Horsham and some
road and aircraft noise in places” (see Plate I). This is quite different from the “steep wooded ridges and ghylls”
and the “strong pattern of woodlands, shaws and hedgerows” characteristic of the “Crabtree and Nuthurst Ridge
and Ghyll Farmlands” within which the site is located. The key characteristics of the “Southwater and Christ’s
Hospital” include its “largely open character” with “relatively few woodlands and hedgerows” and “extensive
open views”. It is noted, however, that the character of the landscape between Southwater and the site which is
identified as part of “Southwater and Christ’s Hospital” LCA has been altered by the development of the Park and
Ride and the A24; both of which have added substantial tree planting.
The landscape within the gap between settlements has a varied character and provides a variety of experiences
when travelling between them, which provides a clear sense of separation between the settlements.
It is notable that whilst some character areas are enclosed by mature hedgerows and trees, providing strong
screening between settlements, other areas are more open, and offer more extensive views. Areas which offer
expansive views over rural landscape are effective at providing a strong sense of openness as well as a sense of
place, and thus also make a strong contribution to the effectiveness of the gap.
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7.4

Vegetation

The landscape between Horsham and Southwater is predominantly characterised by a strong, mature network
of hedgerows and tree belts along roads throughout the gap, which helps to reinforce the sense of visual
separation between the two settlements, the settlement of Tower Hill, the Park and Ride and the site.

7.5

Existing Uses

There is a clear difference in land use between the settlement edges; the land between the two settlements is
characterised by woodland and open agricultural fields. It is noted, however, that the gap is not free from existing
built form e.g., Tower Hill, the Park and Ride and the A24, but the level of screening provided by the strong
hedgerow network and woodland belts ensures that intervening built form does not undermine the rural
character of the area.

7.6

Nature of Urban Edges

The settlement edge at Horsham is strongly vegetated (see Plate I) although some views towards built form are
available from the PRoW network (see Plate II). The edge of Southwater is more open (see Plate VI) but is
nevertheless soft and green. Vegetation along the A24 forms a strong vegetated edge between the two
settlements. It is noted that there are limited views towards the settlement edges due to the heavily vegetated
nature of the road network. The settlement of Tower Hill and the Park and Ride are similarly screened by strong
vegetation.
Both the edges of settlements and strong lines of vegetation along routes between settlements result in existing
buildings having a visual influence on only localised areas.

7.7

Inter and Intra visibility

It is clear from both the landscape and the visual analysis within this report that there is no intervisibility between
the settlements of Horsham and Southwater, largely due to the strong network of hedgerows, woodland and
tree belts, but also due to variations in topography. The is also limited intervisibility between Tower Hill and
Horsham (intervisibility found only along PRoW 1639). The Park and Ride is largely screened from view.
Similarly, there are no points within the gap from which the settlement edges of both Horsham and Southwater
can be seen. The only view located where both the edge of Tower Hill and Horsham could be seen was through
a field gate along PRoW 1639 (see Plate II).
There is therefore a clear sense of visual separation between the settlements taking account of intervening built
form including the Park and Ride, the A24 and associated road infrastructure and the settlement of Tower Hill.
Due to the heavily vegetated nature of the road network and intervening belts of woodland it is unlikely that
development within the site would result in a visual perception of coalescence between the two settlements.

7.8

The Sense of Leaving a Place and Arriving Somewhere Else

Due to the distance between the two settlements, the landscape, visual, and topographical separation, as well
as, the heavily vegetated nature of intervening roads, all noted in the sections above, it is clear that there is a
clear sense of leaving one place, travelling through spaces with separate identities, and arriving at a different
place. This is despite intervening built form such as the settlement of Tower Hill, the Park and Ride and the A24
with associated road infrastructure.
The journey along Worthing Road passes through a variety of different landscapes, none of which have clear
views of either of the settlement edges. The road is heavily vegetated by well-established native hedgerows and
trees, which give a clear sense of separation between spaces.
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7.9

Conclusions of the Gap Analysis

The existing gap between Horsham and Southwater provides a clear sense of separation between the
settlements despite the presence of intervening built form (Tower Hill, Park and Ride, A24). This is due to the
existing strong hedgerow network and woodland belt which screens intervening built form, coupled with the
varied topography across the gap.
Should the site be developed for residential use, it is recommended that built form be set back from the eastern
boundary of the site (Worthing Road) and the existing hedgerow network be allowed to grow taller and be
reinforced with new native planting including tree and shrubs. This would ensure that the prevailing wooded
character of Worthing Road would be maintained, and the gap would remain effective.
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REVIEW OF AREA ALLOCATED FOR HOUSING WITHIN THE
EMERGING SOUTHWATER NEIGHBOURHOOD PLAN
8.1

Planning Context

8.1.1

Designations

The proposed allocated area is not within any designations for valued landscapes, such as local landscape
designations, AONBs or National Parks. The nearest landscape-related designations area summarised below and
illustrated on Figure TH1.
•

Courtland Wood Area of Ancient Woodland (which is also a Site of Nature Conservation Importance) is
located adjacent to the northern boundary of the proposed allocated area. Smiths Copse Area of Ancient
Woodland is located approximately 97m to the north of the proposed allocated area;

•

The Downs Link and National Cycle Route 223 extend along the western boundary of the proposed
allocated area;

•

PRoW 1658 extends along the northern boundary of the proposed allocated area. PRoW 1656 extends
through the proposed allocated area;

•

Great House Farmhouse, a Grade II* Listed building is located adjacent to the southern edge of the
proposed allocated area.

•

A number of Grade II Listed properties are located in the vicinity of the proposed allocated area; and

•

The High Weald Area of Outstanding Natural Beauty (AONB) is located approximately 4km to the east of
the proposed allocated area.

8.1.2

Horsham District Planning Framework 2015

The proposed allocated area is located within the boundary of Horsham District Council. As noted in Section 2.3
of this report, the Horsham District Planning Framework was adopted in November 2015. Policy SD10: Land West
of Southwater is relevant to the proposed allocated area and notes that the landscape, “beyond the existing
urban fringe has a sensitive rural landscape and includes heritage sites such as the Holy Innocent's Church and a
Grade II* listed farmhouse (Great House Farm), which will influence how far development can extend north and
west”. It states that “The design shall ensure that there is an appropriate buffer and transition to the countryside
beyond the allocation; and The design and layout will preserve and recognise existing, sensitive heritage assets
and their settings as well as conserving and enhancing the biodiversity and green infrastructure network”.

8.1.3

Southwater Neighbourhood Plan

As noted in Section 2.4, the Southwater neighbourhood plan was formally submitted to Horsham District Council
under Regulation 15 of The Neighbourhood Planning Regulation 2012 on Thursday 14th March 2019. The
following emerging policies are relevant to the proposed allocated area:
Policy SNP2 – Allocation for Residential Development which notes that, “The proposed layout should respect
existing field boundaries and hedgerows along them. These hedgerows should not be removed but enhanced to
provide green corridors through the development which provide shared space and improved accessibility for
people of all abilities”.
With regard to Ancient Woodland it states that “The development should provide the requisite buffer around and
seek to provide long term and measurable enhancements to, the Ancient Woodlands of Two Mile Ash Gill and
Courtland Wood (which is also a Local Wildlife Site)”.
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In response to potential effects on the Grade II* Listed Great House Farmhouse it notes that “the extent, location
and form of built development must be carefully considered, following completion of an appropriate assessment,
and conserve elements of setting that contribute to the significance of Great House Farmhouse”. It specifies that:
“(i) Parcels of land to the north and south of the listed building retained as open land;
(ii) A visual inter-relationship with Courtland Wood and other parts of the medieval fieldscape between is
maintained together with key landscape features; and
(iii) A considered approach to edges of built form likely to be seen from and in association with the listed building”.

8.2

The Landscape Character of the proposed allocated area and Potential
Landscape Effects of Development

8.2.1

National Landscape Character

At a national scale the proposed allocated area is included within Natural England’s National Character Area
(NCA) 121: Low Weald (2013) as described in Section 3.2.1 of this report.

8.2.2

West Sussex Landscape Character Assessment

At a County scale the proposed allocated area is identified within the West Sussex Landscape Character
Assessment (October 2005) which identifies it as part of LCA 6: “Central Low Weald”. The key characteristics of
this LCA include its “gently undulating landform”, which forms a pattern of “predominantly small to mediumsized pasture fields, enclosed by woodlands, shaws and hedgerows”.

8.2.3

Horsham District Landscape Character Assessment (2003)

At a Local scale the proposed allocated area is included within the Horsham Landscape Character Assessment
(October 2003) which identifies it as part of LCA H1: “Southwater and Christ's Hospital”. The key characteristics
of this LCA include its “largely open character” with “extensive open views”. It is assessed to have “relatively few
woodlands and hedgerows”. One of the key issues for this LCA is considered to be the “pressure for urban
development” including “potential pressure for housing and other development at Southwater”.

8.2.4

Horsham District Landscape Capacity Study (2014)

The intention of the assessment and the methodology used are described in Section 3.5 of this report. The
proposed allocated area is located partially within LLCA 27 “Two Mile Ash and Environs” and partially within LLCA
28 “Land West of Southwater”.
LLCA 27 “Two Mile Ash and Environs” is assessed to have No/Low capacity for any type of development and is
described as “landscape in good condition” with “an unspoilt rural character”. The assessment notes that
tranquillity of the area and the “high amenity value of the landscape” from PRoW. The assessment concludes
that “large scale development could be perceived as intrusion into the wider countryside”.
LLCA 28 “Land West of Southwater” is assessed to have a Moderate-High landscape capacity for medium-scale
housing being located along the immediate edge of the settlement which exerts “urban edge influences” and a
Moderate capacity for large-scale housing. It is noted that it “would be very important to maintain some open
views to the wider countryside outwards from the settlement of Southwater if the area were to be developed”.

8.2.5

Southwater Landscape Sensitivity & Capacity Study (2018)

The Southwater Landscape Sensitivity and Capacity Study (June 2018) is described in Section 3.6 of this report.
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The proposed allocated area is located within LCA 6A West of Worthing Road: Great House Farm. A view from
the Downs Link (NCR 223) is included as Figure 6a.3 within the report which illustrates the view from the western
boundary of the proposed allocated area across open agricultural fields with well-established native hedgerows
and trees. It is noted that whilst part of the LCA is “framed by woodland” from parts of the landscape “views
open out in the adjoining landscape”. The presence of the Grade II* Listed Great House Farm is noted. The
assessment also states that “development of the land to the east will greatly diminish the current rural character”.
The Landscape Value of the LCA is assessed as Medium. We note that the same report also assessed the
Landscape Value of LCA 3b (within which the site at Tower Hill is located) (see Section 3.6) as Medium, but LCA
6A might reasonably be considered to be of higher landscape value given the presence of two Areas of Ancient
Woodland in its vicinity, the presence of two footpaths and the Downs Link / NCR 223 which extend along the
boundaries and cross the proposed allocated area providing public access, as well as the presence of a Grade II*
Listed building and its setting within the LCA.
The landscape susceptibility of the LCA is assessed as Low. It is considered to have a Low susceptibility against
remoteness and due to the level of visual enclosure, although we note that in the description of the LCA it is
noted that views open out into the adjoining landscape. It is assessed to have a medium susceptibility against
landform and land use. The combination of two scores of low with two score of medium is assessed as low
overall. We note that, in contrast, for LCA 3b the combination of two low score with two medium score resulted
in a Medium landscape susceptibility.
Overall the Landscape sensitivity of the LCA is assessed as Low-Medium and it is that the LCA has “considerable
potential for locating the development type with none or only limited significant effects likely”. This conclusion is
predicated largely on the “presence of existing development and that under construction”.

8.2.6

The Landscape of the proposed allocated area and its Context

The proposed allocated area is formed by seven, small to medium-scale agricultural fields, bounded by strong
hedgerow network, with an Area of Ancient Woodland to the north and west.
Part of the northern and the western boundary of the proposed allocated area is formed by an Area of Ancient
Woodland (Courtland Wood). Part of the northern boundary is formed by a well-established hedgerow opening
out onto adjoining open, agricultural fields. The eastern boundary of the proposed allocated area is formed by
Worthing Road and influenced by the urban edge of Southwater beyond. Part of the southern boundary, closest
to Worthing Road, is formed by the landscape buffer proposed as part of new residential development to the
south. Further west the southern boundary is formed by The Grade II* Listed Great House Farmhouse and
associated buildings. The most westerly part of the southern boundary is formed by the Downs Link / NCR 223
and by new playing fields developed as part of the new residential development to the south.
A strong hedgerow network sub-divides the agricultural fields which form the proposed allocated area. wellestablished, native, hedgerows with mature trees. Traffic along Worthing Road, to the east, is audible within the
eastern part of proposed allocated area; The western part of the proposed allocated area connects into the open
countryside and is more tranquil
The main elements and aesthetic aspects of the landscape can be summarised as follows:
•

Gently rolling landform, flatter to east;

•

Small to medium scale, agricultural fields;

•

Well-established native hedgerow network;

•

Areas of Ancient Woodland to north and along western boundary;

•

Urban influence of Worthing Road and new residential development to the east; and
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•

Noise and movement of traffic along the Worthing Road and within area of new residential development,
more tranquil to west.

We note that note that the proposed allocated area is not included within a statutory or non-statutory landscape
designation, and nor is it within a landscape-related designation.
But, as noted in Section 3.8.1 of this report, GLVIA3 states that the value of undesignated sites should also be
considered, and Box 5.1 provides a helpful guide for assessing these sites. In this context it is important to note
that the proposed allocated area is publicly accessible via PRoW which cross and bound the proposed allocated
area (1658, 1656 and Downs Link / NCR 223) which elevates its value to Local. The Grade II* Listed Great House
Farm House adjacent to its southern boundary elevates its value as a Conservation Interest, as does the Area of
Ancient Woodland (Courtland Wood) adjacent to its northern and western boundary. The proposed allocated
area has a rural character however within the eastern part of the proposed allocated area, its scenic quality is
reduced by the influence of Worthing Road and the settlement edge.
It is concluded, consequently, that the value of the proposed allocated area overall is Community/Local; a
landscape which does not have any formal designation but is publicly accessible and adjacent to a Grade II* Listed
building and its setting and adjacent to an Area of Ancient Woodland. It is not considered to have demonstrable
physical attributes that elevate its value, but which may be valued by local communities.
The susceptibility of the landscape of the proposed allocated area to residential development is increased by its
rural character but is reduced by the urban influence of the Worthing Road and the settlement edge in the
eastern part of the proposed allocated area.
In overview, the proposed allocated area has a Community / Local value and a Medium susceptibility to
residential development (higher in the western part of the proposed allocated area). The overall sensitivity of
the landscape receptors to residential development is therefore Medium (Medium to High in the western part
of the proposed allocated area.

8.2.7

Potential Magnitude of Landscape Change

Residential development would result in the introduction of new built form into a relatively intact agricultural
landscape. The scale of change would be reduced, to some extent, by the influence of the Worthing Road and
settlement edge on the eastern part of the proposed allocated area.
•

Retaining the existing well-established hedgerow and tree network across the proposed allocated area,
where possible, and reinforcing this with new native tree and shrub planting where gaps are present;

•

Setting built form back from the Area of Ancient Woodland (Courtland Wood) by at least the, policy
compliant, 15m buffer;

•

Providing broad green ways along PRoW which bound and cross the proposed allocated area to mitigate
the scale of change on the views of walkers along these routes;

•

Providing a landscape buffer along the western edge of the proposed allocated area and Downs Link /
NCR 223 to mitigate the scale of change on the views of walkers, cyclists and horse riders along this
route;

•

Maintain parcels of the land to the north and south of the Grade II* Listed building as open land; and

•

Maintain intervisibility between the Grade II* Listed building, the Area of Ancient Woodland and the
medieval fieldscape to mitigate effects on the setting of the Listed building.

Residential development on the proposed allocated area would geographically affect a number of the landscape
receptors across the proposed allocated area including the agricultural fields and may affect the perceptual and
aesthetic qualities of the wider countryside to the west.
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The development would be permanent.

8.2.8

Summary of Potential Landscape Effects of Development

It is likely that residential development on the proposed allocated area would result in significant landscape
effects for some receptors, including potential effects on the setting of the Grade II* Listed Great House
Farmhouse, the Area of Ancient Woodland to the north and west, the gently rolling landform, the small to
medium-scale, agricultural fields and the hedgerow network. In the eastern part of the proposed allocated area,
these effects would be more limited as the proposed allocated area is already influenced by both Worthing Road
and the settlement edge. The effects could also be mitigated by limiting development to the eastern part of the
proposed allocated area (LLCA 28 “Land West of Southwater”) as assessed in the Horsham District Landscape
Capacity Study (2014) which would allow the mitigation identified above to be provided but would reduce the
capacity of the proposed allocated area.

8.3

POTENTIAL VISUAL EFFECTS

8.3.1

Potential Visual Receptors

•

Residential receptors (Existing residents along Worthing Road, residents within the new area of
residential development to the south, Residents at the Grade II* Listed Great House Farmhouse);

•

Walkers and cyclists on local footpaths and pavements (Pedestrians walking on the pavement along
Worthing Road, walkers along PRoW 1658, PRoW 1656 and Down Link/NCR 223 which either adjoin or
cross the proposed allocated area); and

•

Vehicle users on Worthing Road.

As noted in Section 4.4 of this report, residential receptors, walkers and cyclists are likely to be particularly
susceptible to change, as they are more likely to be focused on views of the landscape. Vehicle users are less
susceptible to visual change as they have only transitional views of the landscape.
In relation to value, the views of walkers and cyclists along PRoW which bound and cross the proposed allocated
area, including Downs Link / NCR 223, would be valued at a local level as would views from the Grade II* Listed
Great House Farmhouse.
It therefore follows that walkers and cyclists along PRoW have the highest sensitivity to change on the proposed
allocated area, with residents adjacent to the proposed allocated area also being of high sensitivity. Vehicle
users on Worthing Road would be of medium sensitivity.

8.3.2

Potential Magnitude of Visual Change

Walkers using PRoW which bound and cross the proposed allocated area, including Downs Link / NCR 223, would
experience, often, open views of new development. Views would change from open, rolling, agricultural fields
with area of woodland, to include new homes. The scale of change to views would be lower in the eastern part
of the proposed allocated area where views towards the settlement edge of Southwater are already available
(LLCA 28).
For residential receptors adjacent to the proposed allocated area, it is likely that open views of proposed new
homes may be available from the Grade II* Listed Great House Farmhouse and from existing properties along
the settlement edge. Restricting development to the eastern part of the proposed allocated area would limit
potential views from the Grade II* Listed building. Views of residential properties from properties along the
settlement edge would not be uncharacteristic.
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The views of vehicle users and cyclists along Worthing Road would transient and not uncharacteristic of existing
views towards the settlement edge.

8.3.3

Summary of Potential Visual Effects of development

It is assessed that it is likely that residential receptors at the Grade II* Listed building would experience significant
visual effects unless new development was limited to the eastern part of the proposed allocated area.
It is assessed that it is likely that walkers along the PRoW which cross and bound the proposed allocated area
would experience significant visual effects although this may be reduced by the provision of broad green ways
and new tree and shrub planting to filter views.
The views of vehicle users and cyclists along Worthing Road would be transient and intermittent and the visual
effect is likely to be less than significant.

8.4

CONCLUSIONS

Policy SNP2 of the emerging Southwater Neighbourhood Plan proposes an allocation for a minimum of 422
residential units, at a gross density of approximately 30 units, but notes a requirement to mitigate against
potential effects on Areas of Ancient Woodland and on the Grade II* Listed Great House Farmhouse.
Policy SD10: Land West of Southwater of the Adopted Horsham District Planning Framework 2015 notes that
that the landscape “beyond the existing urban fringe has a sensitive rural landscape and includes heritage sites
such as the Holy Innocent's Church and a Grade II* listed farmhouse (Great House Farm), which will influence how
far development can extend north and west”.
The Horsham District Landscape Capacity Study (2014) splits the proposed allocation into two areas (LLCA 27 and
28) and assesses that the larger part of the allocation (LLCA 27) to the west has No/Low capacity for development.
We have noted in Section 8.2.5 of this report that the application of scoring used in the Southwater Landscape
Sensitivity and Capacity Study (June 2018) is inconsistent. If the scoring was applied consistently it is likely that
LCA 6a would be assessed as having a Medium Landscape Sensitivity to development with a very limited capacity
to accept development.
Our assessment of potential landscape and visual effects notes that there are likely to be significant localised
landscape effects and aesthetic and perceptual effects on the wider rural landscape to the west. We have
assessed that it is likely that there would be significant visual effects on the views of walkers on PRoW which
bound and cross the proposed allocated area and on the views of residents, particularly within the Grade II*
Listed Great House Farmhouse.
We have recommended that to avoid and mitigate the potentially significant landscape and visual effects of
development within the proposed allocation new development should be limited to the eastern part of the
proposed allocated area (LLCA 28) an area of approximately 7.5ha. At the gross density suggested by the
emerging Neighbourhood Plan this would result in capacity for approximately 225 new homes.
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APPENDIX A
Criteria and definitions used in assessing landscape and visual
effects
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8.5

Introduction

Landscape and Visual Impact Assessment (LVIA) is a tool used to identify the effects of development on
“landscape as an environmental resource in its own right and on people’s views and visual amenity” (GLVIA3,
paragraph 1.1). GLVIA3 paragraph 2.22 states, these two elements, although inter-related, should be assessed
separately.
As GLVIA3 paragraph 2.23 states, professional judgement is an important part of the LVIA process: whilst there
is scope for objective measurement of landscape and visual changes, much of the assessment must rely on
qualitative judgements. It is critical that these judgements are based upon a clear and transparent method so
that the reasoning can be followed and examined by others.
Impacts can be defined as the action being taken, whereas effects are the changes result from that action.
Landscape and visual effects can be positive, negative or neutral in nature. Positive effects are those which
enhance and/or reinforce the characteristics which are valued. Negative effects are those which remove and/or
undermine the characteristics which are valued. Neutral effects are changes which are consistent with the
characteristics of the landscape or view.
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8.6

Landscape Effects

Landscape, as defined in the European Landscape Convention, is defined as “an area, as perceived by people,
whose character is the result of the action and interaction of natural and/or human factors”, (Council of Europe,
2000). Landscape does not apply only to special or designated places, nor is it limited to countryside.
GLVIA3 recommends that the effect of the development on landscape receptors is assessed (paragraph 5.34).
Landscape receptors are the components of the landscape that are likely to be affected by the scheme and can
include individual elements (such as hedges or buildings), aesthetic characteristics (for example tranquillity or
openness), or, at a larger scale, the character of a defined character area or landscape type.
Judging landscape effects requires a methodical assessment of the sensitivity of the landscape receptors to the
proposed development and the magnitude of effect which would be experienced by each receptor.

8.6.1

Landscape Sensitivity

Sensitivity of landscape receptors is assessed by combining the susceptibility of landscape receptors to the type
of change which is proposed with the value attached to the landscape. (GLVIA3, 5.39)
Value Attached to Landscape Receptors
Landscape receptors may be valued at community, local, national or international level. Existing landscape
designations provide the starting point for this assessment, as below.
The table below (A1) sets out the interpretation of landscape designations in terms of the value attached to
different landscape receptors. As GLVIA3 notes (5.24) at the local scale of an LVIA study area it may be found
that the landscape value of a specific area may be different to that suggested by the formal designation.
Table A1: interpretation of landscape designations
Designation

Description

World Heritage Sites

Unique sites, features or areas International
identified as being of international
importance according to UNESCO
criteria. Consideration should be
given to their settings especially
where these contribute to the
special qualities for which the
landscape is valued.

National Parks, AONBs, NSAs

Areas of landscape identified as National
being of national importance for
their Natural Beauty (and in the
case of National Parks the
opportunities they offer for
outdoor recreation). Consideration
should be given to their settings
especially where these contribute
to the special qualities for which
the landscape is valued.
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Registered Parks and Gardens of Special Gardens and designed landscapes National
Historic Interest
included on the Register of Parks
and Gardens of Special Historic
Interest as Grade I or II.
Local Landscape Designations (such as Areas of landscape identified as Local Authority
Special Landscape Areas, Areas of Great having importance at the local
Landscape Value and similar) included in authority level.
local planning documents
Undesignated landscapes of community Landscapes which do not have any Community
value
formal designation but which are
assessed as having value to local
communities on the basis of
demonstrable physical attributes.
Landscapes of low value

Landscapes in poor condition or Low
fundamentally altered by presence
of intrusive man-made structures.
Landscapes with no demonstrable
physical attributes.

Many Local Planning Authorities have Landscape Character Assessments that, in the absence of a separate
strategy, may be referred to in planning policies. Reference is also made where appropriate to the criteria in the
Table below. This is based on Box 5.1 in GLVIA3 which in turn is based on the Landscape Character Assessment
Guidance of 2002. Landscapes may be judged to be of local authority or community value on the basis of one or
more of these factors. There may also be occasional circumstances where a landscape may be judged to be of
national value.
An overall assessment is made for each receptor, based on an overview of the above criteria, to determine its
value - whether for example it is comparable to a local authority landscape designation or similar, or whether it
is of value to local people and communities. For example, an intact landscape in good condition, where scenic
quality, tranquillity, and or conservation interests make a particular contribution to the landscape, or where
there are important cultural or historical associations, might be of equivalent value to a local landscape
designation. Conversely, a degraded landscape in poor condition, with no particular scenic qualities or natural or
cultural heritage interest is likely to be considered of limited landscape value. In accordance with the judgement
of Justice Ouseley (Ref: CO/4082/2014) we also review the landscape and visual attributes of the site as a whole
to determine whether the site has demonstrable physical attributes which elevate it above ordinary countryside.
Table A2: Factors considered in Assessing the Value of Non-Designated Landscapes
Factor

Criteria

Landscape Quality

Intactness of the landscape demonstrated by, among others: presence of characteristic
natural and man-made elements, which are generally in good condition; absence of
significant incongruous elements (or having only localised or temporary effects).

Scenic Quality

General appeal of the landscape to the senses through, for example, combinations of
some of the following: a clear and recognisable sense of place; striking landform or
patterns of land cover; strong aesthetic qualities which appeal to the senses, such as scale,
form, colour and texture, simplicity or diversity, presence of ephemeral or seasonal
interest, or notable sensory stimuli such as sounds and smells, qualities of light, or
weather patterns.
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Rarity

Presence of landscape character areas, types or features that are relatively rare in the
local area.

Representativeness Presence of locally important examples of particular landscape character areas or types
or particular characteristics/feature/element.
Conservation
Interests

Presence of some of the following where they contribute positively to experience of the
landscape: natural heritage features, including geological or geomorphological features,
wildlife, and habitats, including those that are designated or notified as SSSIs and features
such as veteran trees or trees covered by Tree Preservation Orders; cultural heritage
features, including buildings, especially listed buildings, settlements including
conservation areas, gardens, parkland and other designed landscapes not on the register,
and historic landscape types which demonstrate the time depth of the landscape.

Recreation Value

The extent to which experience of the landscape makes an important contribution to
recreational use and enjoyment of an area.

Perceptual aspects

Opportunities to experience a sense of relative wildness and/or relative tranquillity in
comparison with other local landscapes in the vicinity

Associations

Evidence that the landscape is associated with locally important written descriptions of
the landscape, or artistic representation of it in any media, or events in history, or notable
people or important cultural traditions or beliefs.

Susceptibility of Landscape Receptors to Change
As set out in GLVIA3 this means the ability of the landscape receptor to “accommodate the proposed
development without undue adverse consequences for the baseline situation and/or the achievement of
landscape planning policies and strategies”. Judgement of susceptibility is particular to the specific characteristics
of the proposed development and the ability of a particular landscape or feature to accommodate the type of
change proposed. Aspects of the character of the landscape that may be affected by a particular type of
development include landform, skylines, land cover, enclosure human influences including settlement pattern;
and aesthetic and perceptual aspects such as the scale of the landscape, its form, line, texture, pattern and grain,
complexity, and its sense of movement, remoteness, wildness or tranquillity.
For example an urban landscape which contains a number of industrial buildings will have a low susceptibility to
buildings of a similar scale and character. Conversely a rural landscape containing only remote farmsteads is
likely to have a high susceptibility to large scale built development.
Table A3: Landscape Receptor Susceptibility to Change
Susceptibility

Criteria

High

The landscape receptor is highly susceptible to the proposed development because the key
characteristics of the landscape have no or very limited ability to accommodate it without
undue adverse effects taking account of the existing character and quality of the landscape.

Medium

The landscape receptor is moderately susceptible to the proposed development because the
relevant characteristics of the landscape have some ability to accommodate it without undue
adverse effects, taking account of the existing character and quality of the landscape.

Low

The landscape receptor has low susceptibility to the proposed development because the
relevant characteristics of the landscape are generally able to accommodate it without undue
adverse effects, taking account of the existing character and quality of the landscape.
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Defining Sensitivity
As has been noted above, the sensitivity of landscape receptors is defined in terms of the relationship between
value and susceptibility to change. Table A4 below summarises the nature of the relationship but it is not
formulaic and only indicates general categories of sensitivity. Judgements are made about each landscape
receptor with the table below only serving as a guide.
Table A4: Levels of Sensitivity defined by Value and Susceptibility of Landscape Receptors
Sensitivity

Criteria

High

The landscape receptor is of national value and is considered to have high
susceptibility to the effects of the Project
OR
The landscape receptor is of national value and is considered to have medium
susceptibility to the effects of the Project

Medium

The landscape receptor is of national value and is considered to have low
susceptibility to the effects of the Project
OR
The landscape receptor is of local authority value and is considered to have
high susceptibility to the effects of the Project
OR
The landscape receptor is of community value and is considered to have high
susceptibility to the effects of the Project
OR
The landscape receptor is of local authority value and is considered to have
medium susceptibility to the effects of the Project

Low

The landscape receptor is of local authority value and is considered to have low
susceptibility to the effects of the Project
OR
The landscape receptor is of community value and is considered to have
medium susceptibility to the effects of the Project
OR
The landscape receptor is of community value and is considered to have low
susceptibility to the effects of the Project

8.6.2

Magnitude of Landscape Change

The magnitude of landscape change is defined by assessing the size or scale of change, the geographical extent
of the area influenced and the duration and reversibility of the change.
Size and Scale of Change
The size and/or scale of change in the landscape takes into consideration the following factors:
•

the extent/proportion of landscape elements lost or added, and/or

•

the degree to which aesthetic/perceptual aspects are altered; and
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•

whether this is likely to change the key characteristics of the landscape.

The criteria used to assess the size and scale of landscape change are based upon the amount of change that will
occur as a result of the proposals, as described in the table below.
Table A5: Magnitude of Landscape Change: Size/Scale of Change
Category
Large level
change

Description
of

landscape There would be a large level of change in landscape character, and especially
to the key characteristics if, for example, the proposals:
•

becomes a dominant feature in the landscape, changing the balance
of landscape characteristics and/or

•

would dominate important visual connections with other landscape
types, where this is a key characteristic of the area.

Medium level of landscape There would be a medium level of change in landscape character, and
change
especially to the key characteristics if, for example:
•
•
Small level
change

of

the proposals would be more prominent but would not change the
overall balance or composition of the landscape and/or
key views to other landscape types may be interrupted intermittently
by the proposals, but these views would not be dominated by them.

landscape There would be a small level of change in landscape character, and especially
to the key characteristics if, for example:
•

there would be no introduction of new elements into the landscape
and the proposals would not significantly change the
composition/balance of the landscape.

No or negligible landscape There would be no, or a negligible level of change in landscape character, and
change
especially to the key characteristics if, for example, where the Project
component would be a small element and/or would be a considerable
distance from the receptor.
Geographical Extent
The geographical extent of landscape change is assessed by determining the area over which the changes will
influence the landscape. For example this could be at the site level, in the immediate setting of the site, or over
some or all of the landscape character types or areas affected.
Table: A6: Magnitude of Landscape Change: Geographical Extent
Category

Description

Large extent of landscape The change will affect all of the landscape receptor under consideration.
change
Medium extent of landscape The change will affect a medium extent of the landscape receptor under
change
consideration.
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Small extent of landscape The change will affect a small part of the landscape receptor under
change
consideration.
Negligible extent of landscape The change will affect only a negligible part of the landscape receptor under
change
consideration.
Duration and Reversibility of Changes
The duration of the landscape change is categorised in the table below, which considers whether they will be
permanent and irreversible or temporary and reversible
Table A7: Magnitude of Landscape Change: Duration and Reversibility
Category

Description

Permanent/ Irreversible

Magnitude of change that will last for 25 years or more is deemed permanent or
irreversible

Long term reversible

Effects that are theoretically reversible but will endure for between 10 and 25
years

Medium term reversible

Effects that are wholly or partially reversible and will last for up to ten years

Short term reversible

As above that are reversible and will last from 0 to 5 years - includes construction
effects

Deciding on Overall Magnitude of Landscape Change
The three factors that contribute to assessment of the magnitude of landscape change may combine into
categories as illustrated in Table A8, below.
Table A8: The Assessment of Magnitude of Landscape Change
Category

Criteria

Substantial

Large level of change affecting all of the landscape receptor under
consideration, which will last for more than 10 years / permanent.

Medium

Medium level of change affecting a medium extent of the landscape receptor
under consideration and which will last for 2 to 10 years.

Slight

Small level of change affecting a small part of the landscape receptor under
consideration and which will be of short duration, lasting up to 2 years.

Negligible

Negligible level of change which will affect a negligible part of the landscape
receptor under consideration.

8.6.3

Assessment of Landscape Effects and Significance

The assessment of landscape effects is defined in terms of the relationship between the sensitivity of the
landscape receptors (value and susceptibility) and the magnitude of the change. The diagram below summarises
the nature of the relationship but it is not formulaic. Judgements are made about each landscape effect using
this diagram as a guide.
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Effects that fall in the red (darker) section of the diagram, that is those which are considered to be major and
major/moderate effects by virtue of the more sensitive receptors and the greater magnitude of effects, are
generally considered to be the significant landscape effects. Those effects falling outside the major or major
moderate categories are generally considered to be not significant.
Fig A1: Assessment of Landscape Effects and Overall Significance
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8.7

Visual Effects

Visual receptors are the people whose views may be affected by the proposals. They generally include users of
public rights of way or other recreational facilities; travellers who may pass through the study area because they
are visiting, or living or working there; residents living in the study area, either as individuals or, more often, as
a community; and people at their place of work.
Judging visual effects requires a methodical assessment of the sensitivity of the visual receptors to the proposed
development and the magnitude of effect which would be experienced by each visual receptor.
Viewpoints are chosen, in discussion with the competent authority and other stakeholders and interested
parties, for a variety of reasons but most commonly because they represent views experienced by relevant
groups of people.

8.7.1

Visual Sensitivity

The sensitivity of visual receptors is defined in terms of the relationship between the value of views and the
susceptibility of the different viewers to the proposed change. The table below summarises the nature of the
relationship, but it is not formulaic and only indicates general categories of sensitivity. Judgements are made on
merit about each visual receptor, with the table below only serving as a guide.
Table A9: Levels of Sensitivity defined by Value and Susceptibility of Visual Receptors
Sensitivity

Criteria

High

The visual receptor group is highly susceptible to changes in views and visual amenity and
relevant views are of high value;
OR
The visual receptor group has a medium level of susceptibility to changes in views and visual
amenity and relevant views are of high value.

Medium

The visual receptor group is highly susceptible to changes in views and visual amenity and
relevant views are of value at the medium level;
OR
The visual receptor group is highly susceptible to changes in views and visual amenity and
relevant views are of value at the low level;
OR
The visual receptor group has a medium level of susceptibility to changes in views and visual
amenity and relevant views are of value at the medium level;
OR
The visual receptor group has a low level of susceptibility to changes in views and visual amenity
and relevant views are of value at the high level;
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Sensitivity

Criteria

Low

The visual receptor group has a medium level of susceptibility to changes in views and visual
amenity and relevant views are of value at the low level;
OR
The visual receptor group has a low level of susceptibility to changes in views and visual amenity
and relevant views are of value at the medium level.
OR
The visual receptor group has a low level of susceptibility to changes in views and visual amenity
and relevant views are of value at the low level.

Value Attached to Visual Receptors
Different levels of value are attached to the views experienced by particular groups of people at particular
viewpoints. Assessment of value takes account of a number of factors, including:
•

Recognition of the view through some form of planning designation or by its association with particular
heritage assets; and

•

The popularity of the viewpoint, in part denoted by its appearance in guidebooks, literature or art, or on
tourist maps, by information from stakeholders and by the evidence of use including facilities provided
for its enjoyment (seating, signage, parking places, etc.);

•

Other evidence of the value attached to views by people.

The assessment of the value of views is summarised in the table below, in terms of high, medium and low value.
These criteria are provided for guidance only and are not intended to be absolute.
Table A10: Value Attached to Views
Value

Criteria

High

Views from nationally (and in some cases internationally) known viewpoints, which:

Medium

•

have some form of planning designation;

•

are associated with internationally or nationally designated landscapes or important
heritage assets;

•

are promoted in sources such as maps and tourist literature;

•

are linked with important and popular visitor attractions where the view forms a
recognised part of the visitor experience; or

•

have important cultural associations.

Views from viewpoints of some importance at regional or local levels, which:
•

have some form of local planning designation associated with locally designated
landscapes or areas of equivalent landscape quality;

•

are promoted in local sources;

•

are linked with locally important and popular visitor attractions where the view forms a
recognised part of the visitor experience; or
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•
Low

have important local cultural associations.

Views from viewpoints which, although they may have value to local people:
•

have no formal planning status;

•

are not associated with designated or otherwise high quality landscapes;

•

are not linked with popular visitor attractions; or

•

have no known cultural associations.

Susceptibility of Visual Receptors to Change
The susceptibility of different types of people to changes in views is mainly a function of:
The occupation or activity of the viewer at a given viewpoint; and
The extent to which the viewer's attention or interest may therefore be focussed on a particular view and the
visual amenity experienced at a given view.
This follows the general guidance in GLVIA3 and assesses the susceptibility of different groups of viewers as in
the table (A11) below. However, as noted in GLVIA3 “this division is not black and white and in reality there will
be a gradation in susceptibility to change”. We therefore consider the susceptibility of each group of people
affected on merit in each project and assessments are included in the relevant text in the report:
Table A11: Visual Receptor Susceptibility to Change
Susceptibility Criteria
High

Residents;
People engaged in outdoor recreation where there attention is likely to be focused on the
landscape and on particular views;
Visitors to heritage assets or other attractions where views of the surroundings are an
important part of the experience;
Communities where views contribute to the landscape setting enjoyed by the residents; and

Medium

Travellers on scenic routes where the attention of drivers and passengers is likely to be focused
on the landscape and on particular views.

Low

People engaged in outdoor sport or recreation, which does not involve appreciation of views;
People at their place of work, where the setting is not important to quality of working life;
Travellers, where the view is incidental to the journey.

8.7.2

Magnitude of Visual Change

The magnitude of visual change is defined by assessing the size or scale of change, the geographical extent of the
area influenced and the duration and reversibility of the change.
Size and Scale of Change
The criteria used to assess the size and scale of visual change are as follows:
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•

the scale of the change in the view with respect to the loss or addition of features in the view, changes
in its composition, including the proportion of the view occupied by the proposed development and
distance of view;

•

the degree of contrast or integration of any new features or changes in the landscape with the existing
or remaining landscape elements and characteristics in terms of factors such as form, scale and mass,
line, height, colour and texture;

•

the nature of the view of the proposed development, for example whether views will be full, partial or
glimpses or sequential views while passing through the landscape.

The above criteria are summarised in the table below.
Table A12: Visual Magnitude of Change: Size/Scale
Category

Criteria

Large visual change

The proposals will cause a complete or very large change in the view, resulting from
the loss of important features in or the addition of significant new ones, to the
extent that this will substantially alter the composition of the view and the visual
amenity it offers. Views often full or sequential.

Medium visual change

The proposals will cause a clearly noticeable change in the view, resulting from the
loss of features or the addition of new ones, to the extent that this will alter to a
moderate degree the composition of the view and the visual amenity it offers. Views
may be partial/intermittent.

Small visual change

The proposals will cause a perceptible change in the view, resulting from the loss of
features or the addition of new ones, to the extent that this will partially alter the
composition of the view and the visual amenity it offers. Views may be partial only.

Negligible visual change

The proposals will cause a barely perceptible change in the view, resulting from the
loss of features or the addition of new ones, to the extent that this will barely alter
the composition of the view and the visual amenity it offers. Views may be glimpsed
only.

No change

The proposals will cause no change to the view.

Geographical Extent
The geographical extent of the visual change identified at representative viewpoints is assessed by reference to
a combination of the Zone of Theoretical Visibility (ZTV) and field work. The following factors are considered:
•

the angle of view in relation to the main activity of the receptor;

•

the distance of the viewpoint from the proposed development;

•

the extent of the area over which changes would be visible.

Thus, low levels of change identified at representative viewpoints may be extensive in terms of the geographical
area they are apparent from: for example, a view from Access Land may be widely visible from much or all of the
accessible area, or may be confined to a small proportion of the area. Similarly, a view from a public footpath
may be visible from a single isolated viewpoint, or over a prolonged stretch of the route. Community views may
be experienced from a small number of dwellings, or affect numerous residential properties.
Table A13: Visual Magnitude of Change: Geographical Extent
Category

Description
Page 41

SLR Ref No: 403.06269.00034
May 2019

Wates Developments Ltd
Assessment of potential for coalescence and preliminary Landscape
and Visual Appraisal for Land at Tower Hill, Southwater

Large extent
visual change

of The proposal is seen by the group of receptors in many locations across the Study Area
or from the majority of a linear route and/or by large numbers of viewers; or the effect
on the specific view(s) is extensive.

Medium extent of The proposal is seen by the group of receptors from a medium number of locations
visual change
across the Study Area or from a medium part of a linear route and/or by a medium
number of viewers; or the effect on the specific view is moderately extensive.
Small extent
visual change

of The proposal is seen by the group of receptors at a small number of locations across the
Study Area or from only limited sections of a linear route and/or by a small number of
viewers; or the effect on a specific view is small.

Negligible extent The proposal is either not visible in the Study Area or is seen by the receptor group at
of visual change
only one or two locations or from a very limited section of a linear route and/or by only
a very small number of receptors; or the effect on the specific view is barely discernible.
Duration and Reversibility of Change
The duration of the visual change at representative viewpoints is categorised in the table below, which considers
whether views will be permanent and irreversible or temporary and reversible.
Table A14: Visual Magnitude of Change: Duration and Reversibility
Category

Description

Permanent/
Irreversible

Change that will last for over 25 years and is deemed irreversible

Long term reversible Change that will endure for between 10 and 25 years and is potentially, or theoretically
reversible.
Medium
reversible

term Change that will last for up to ten years and is wholly or partially reversible.

Short
reversible

term Change that will last from 0 to 5 years and is reversible- includes construction effects

Deciding on Overall Magnitude of Visual Change
The three factors that contribute to assessment of the magnitude of visual change are combined as shown in the
table below (A15).
Table A15: Assessment of Magnitude of Visual Change
Category

Criteria

Substantial

Large level of change with a large geographical extent which will last for more than 10 years;

Medium

Medium level of change with a medium scale of geographical extent which will last for 2 to 10
years;

Slight

Small level of change with a small geographical extent which will be of short duration, lasting
up to 2 years;

Negligible

Negligible level of change with a negligible geographical extent which will last for up to 2 years;
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8.7.3

Assessment of Visual Effect and Significance

The assessment of visual effects is defined in terms of the relationship between the sensitivity of the visual
receptors (value and susceptibility) (as in A14 to A18) and the magnitude of the change (as in A19 to A21). The
diagram below (figure A6) summarises the nature of the relationship but it is not formulaic and only indicates
broad levels of effect. Judgements are made about each visual effect using this diagram as a guide.
Effects that fall in the red (darker) section of the diagram, that is those which are considered to be major and
major/moderate effects by virtue of the more sensitive receptors and the greater magnitude of change, are
generally considered to be the significant visual effects. Those effects falling outside the area of major, or
major/moderate significance are considered to be less than significant.
Our methodology acknowledges that where, for example, several moderate effects occur for the same receptor,
e.g. a sequential route within the study area, the overall effect on that receptor may be assessed as significant.
Figure A2: Assessment of Visual Effects and Overall Significance
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