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1.

INTRODUCTION

1.1.

The terra firma Consultancy Ltd (TF) was appointed by Locals Against Mayfield Building
Sprawl (LAMBS) and the Campaign to Protect Rural England (CPRE) Sussex in March
2019 to carry out a high level landscape review of the proposed Strategic Housing and
Economic Land Availability Assessment (SHELAA) area SA414 Mayfield Market Town New
Settlement identified in Horsham District Council’s Strategic Housing and Economic Land
Availability Assessment 2018 (refer to Figure 1 and 13 for SA414 site area).

1.2.

SA414 comprises an area put forward by ‘Mayfield Market Town’ (MMT) for a new
settlement. SA414 forms part of a larger area stretching eastwards into Twineham Parish
formerly promoted by MMT for allocation in the Horsham District Planning Framework
(2015) (HDPF), however its inclusion as an addition to the development already proposed
in the HDPF was rejected by the planning inspector (see section 3 below for more
information).

1.3.

In accordance with the brief from our client this Review provides a high level assessment of
landscape and visual sensitivities and the suitability of the development of SA414 for a new
town in landscape and visual terms with a key focus on the potential impact of the
proposals on key views from the South Downs National Park and on the setting of this
nationally designated landscape.

1.4.

This Review has been undertaken based on guidance and principles set out in the Scottish
Natural Heritage and The Countryside Agency's Landscape Character Assessment (2002)
and subsequent Topic Paper 6 Techniques and Criteria for Judging Capacity and
Sensitivity (2006), Natural England’s An Approach to Landscape Character Assessment
(2014), as well as the Landscape Institute / IEMA Guidelines for Landscape and Visual
Impact Assessment (2013) (GLVIA).

1.5.

A desktop study of the site was undertaken which included the review of Ordnance Survey
maps, aerial photography and published landscape character assessment documents. A
site visit of the areas was undertaken on 20th March 2019.

1.6.

The Review describes the following:
 Description of the SA414 SHELAA area;
 Planning and landscape character context;
 Interrogation of the potential allocation of the SA414 SHELAA area for a new town;
 Conclusion.

2.
2.1.

DESCRIPTION OF SA414
TF undertook a site visit to SA414 on 20th March 2019. The following description also draws
on a number of previous published documents which are set out in Appendix 1 and in
section 3.
Landscape Designations

2.2.

The land comprising SA414 is not subject to any landscape designations however it lies
approximately 2km to the north of the South Downs National Park (SDNP) and 4.4km to the
south of the High Weald Area of Outstanding Natural Beauty (AONB), separated from these
designated landscapes by a mosaic of open fields, small woodland blocks, some scattered
farms, low density housing and small hamlets. For a number of reasons which are
discussed below SA414 is considered by this Review to fall within the setting of the SDNP.
Landscape features and character

2.3.

SA414 is predominately an area of greenfield land stretching over 2.5km north-south and
over 1km east-west with some scattered farms, equestrian buildings, isolated houses, a
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caravan and camping site, landscaped garden (Sussex Prairie Garden) and kennels falling
within the area. The boundary of SA414 is shown on Figure 1. SA414 lies in a rural location
to the north-east of Henfield village. The northern edge follows the meandering course of
the River Adur and its adjacent pasture fields. The eastern edge follows Wineham Lane to
the north of Wheatsheaf Road and hedge lines to the south. The southern boundary and
western boundary are formed by hedge lines along open fields and woodland edges.
2.4.

The site falls within the Low Weald which forms a broad, low-lying clay vale landscape
which in this location extends east and west at the foot of the prominent chalk ridge of the
South Downs to the south. The Low Weald landscape is predominantly agricultural,
supporting mainly pastoral farming owing to heavy clay soils and has many densely
wooded areas with a high proportion of ancient woodland. The importance of the
characteristic and iconic views from the chalk ridge within the South Downs National Park
across this Low Weald landscape, and their contribution to the special qualities of the Park,
is identified in a number of published documents produced for the South Downs National
Park Authority. In addition the site is visible in the view from Devil’s Dyke viewpoint along
the chalk ridge looking north over the Low Weald which was said to be described by the
painter Constable as ‘the grandest in the world’.

2.5.

SA414 is a working agricultural landscape of medieval/post medieval origin with a strong
overall rural character with a high level of perceived naturalness typical of the Low Weald
landscape character area. The area is bound on all sides by open countryside of a similar
character to the site area. The landcover comprises a mosaic of small and larger arable and
pastoral fields with a good network of scattered woodlands, shaws and hedgerows with
hedgerow trees, including a high proportion of mature and veteran trees and is crossed by
river/stream courses with numerous ponds in small gently undulating valleys with very
restricted valley bottoms. Scattered farmsteads of medieval origin and cottages are
dispersed along lanes and tracks. These distinctive features create a unified landscape
character across the area. The strong pattern of woodland and hedgerows provide
enclosure and contribute to the tranquillity of the area, secluded in places, and the ‘essence
of the landscape’. The topography ranges from flat to gently undulating with more
topographical variation along the stream valleys, particularly in the north of the area.

2.6.

The historic landscape pattern identified in the Sussex Historic Landscape Character
Assessment shows the area of SA414 has elements of a landscape Medieval and Post
Medieval in origin, typical of the Low Weald, although a number of the fieldscapes have
been subject to Modern field amalgamation. Of particular note is the semi-natural ancient
assart woodland (Woodhouse Wood) and the assarts north east of Fieldlands Farm, which
are Medieval in origin and a typical feature of the Low Weald and characteristic of an
ancient landscape1.

2.7.

Woodhouse Wood and Spinning Wood are both identified as Ancient & Semi-Natural
Woodland. For comments on biodiversity impacts see separate study by others.

2.8.

The area is crossed by an extensive well-used network of public rights of way which
provides opportunities for quiet recreation within easy reach of the nearby settlements and
linking to the wider public right of way network including the SDNP in the south and High
Weald AONB in the north. The area in and around the site is also popular for cycling, with
several cycle clubs using it for road racing, and numerous equestrian pursuits take place
throughout the area. The ‘Prairie Gardens’, with the backdrop of the SDNP, is an extremely
popular destination for visitors, even attracting international groups of tourists. ‘Blacklands’
campsite’ attracts thousands of visitors (mainly families) per year, to experience camping in
an unspoilt rural Sussex countryside setting. The area has a strong sense of tranquillity,
secluded in places, particularly where woodland, hedgerows and the gently sloping valley
provide containment and enclosure and can be experienced from the public rights of way
crossing the area. Successive layers of hedgerows with mature hedgerow trees and
woodland screen views to nearby larger settlements. There are elements of both openness
and enclosure. Enclosure is provided by the strong woodland and hedgerow pattern with
openness experienced in larger fields where long views are sometimes possible including
positive characteristic views to the prominent steep chalk scarp to the south within the
1

P.8 Sussex Historic Landscape Characterisation Volume IV - Gazetteer of Sussex Typology
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South Downs National Park, which forms a backdrop to views.
2.9.

The area contains a number of small streams and ponds, which are features of the area
and often flanked by wet pasture and vegetation. Parts of the site fall within the Flood Zone
(see Figure 3). Photographic evidence from local residents shows flooding in the area
SA414 (see Appendix 5).

2.10.

Urbanising and visually intrusive elements are limited, however pylons cross the north and
western end of the area.

2.11.

The Horsham District Landscape Character Assessment (2003) (HDLCA) notes under
‘Sensitivity to Change’ that the overall sensitivity to change of the ‘Upper Adur Valleys’,
which cover the northern and southern end of the site, is judged as high due to ‘the mostly
unspoilt rural character of the valleys and their relatively high intervisibility’. The central area
which falls within the ‘Cowfold and Shermanbury Farmlands’ is judged as being of a
moderately sensitivity to change ‘reflecting the moderate to high intervisibility of the area
and moderate intrinsic landscape qualities’.

2.12.

The development of the SA414 will result in the development of an area of landscape
identified as having a high sensitivity to change with a mostly unspoilt rural character and
relativity high intervisibility. The central area is less sensitivity to change however is still
judged as having moderate intrinsic landscape qualities and moderate to high intervisibility.
Visual characteristics
Views in

2.13.

Views of the pattern of fields, woodland and treelines within the area are visible from public
vantage points along the rural open chalk ridge within the South Downs National Park to the
south. These views are noted in the South Downs National’s Parks published landscape
character assessments and include views from:




Key ‘iconic’ views identified by the South Downs National Park including the Painter
Constable’s ‘grandest view’
The South Downs Way National Trail
Open access land and other public rights of way crossing the ridge

2.14.

The extensive public right of way network within and adjoining the area means a high
proportion of the area is visible from public vantage points.

2.15.

Pylons crossing the north and western end part of the area result in a degree of visual
intrusion however the woodland and mature tree cover help to limit their impact.

2.16.

Many views are across gently undulating to flat pasture fields, watercourses and ponds to
wooded horizons with mature hedgerow trees increasing the perception of a wooded
landscape. Views of built form are often screened by vegetation thus contributing to the
perception of tranquillity.

2.17.

HDLCA notes that the river valleys within the area have a ‘relatively high intervisibility’ and
the farmland in the centre of the area has a ‘moderate to high intervisibility’.
Views out

2.18.

The most notable views out of the area are the long reaching views from roads and public
rights of way across the rural Low Weald landscape (including the site) to the prominent
rural chalk escarpment to the south within the South Downs National Park. These views
include views of SDNP Landmark 10: Edburton Castle, 11: Hillfort at Devil's Dyke and 12:
Wolstonbury Hill identified in the SDNP’s View Characterisation and Analysis Study
(VCAS).
Settlement pattern and gaps

2.19.

The existing settlement pattern within the area and its context is of a mix of farmsteads and
hamlets favouring ridgeline locations, strung out along lanes. Settlements in the area of the
site reflect this typical pattern with the nearby settlements of Henfield and Hurstpierpoint
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located on low sandstone ridges. Notably the site is not located on a ridge but largely on
lower land of Wealden Clay. There are a number of scattered Farmsteads of Medieval
origin (e.g. Sakeham Farm, Abbeylands Farm and Morley Farm).
2.20.

The south western edge SA414 at its narrowest point is only approximately 900m from the
built edge of Henfield to the west.
Shared landscape characteristics with the National Park and connections

2.21.

The area of the SDNP near the site is strongly rural in character. The SA414 shares a
number of characteristics with the Park. SA414 lies close to the SDNP Landscape
Character Type ‘I: Scarp Footslopes’ and Landscape Character Area ‘I2: Adur to Ouse
Scarp Footslopes’ which is described as forming a transition between the steep chalk scarp
slope to the south and the Low Weald to the north in which the site is located. This
transition is described as ‘gradual’ indicating how the landscape of the SDNP blends with
the landscape of the Low Weald, without an abrupt change of character. The landscape
within ‘I2: Adur to Ouse Scarp Footslopes’ is described as comprising a ‘mosaic of farmland
and woodland comprising irregular fields of arable and pasture bounded by an intact
network of thick hedgerows, with hedgerow oaks, and woodland’ with ‘a sense of seclusion
and enclosure’. The site and its setting shares these characteristics.

2.22.

As well as sharing landscape characteristics the site also shares and contributes to key
visual characteristics of the Park. There is intervisibility between the area and the elevated
escarpment within the SDNP where the undeveloped landscape of SA414 is visible in rural
views from the Park. A key characteristic of the ‘I2: Adur to Ouse Scarp Footslopes’
landscape includes ‘impressive panoramic views from the adjacent scarp and downs’ that
‘reveal a pleasingly balanced woodland and farmland mosaic’. The site contributes to this
wider rural landscape mosaic which can be appreciated in the views from the scarp e.g.
from the Devil’s Dyke viewpoint. Another key characteristic the site shares with this
Landscape Character Area (LCA) is how the landscape is ‘visually dominated by the steep
chalk scarp to the south, which forms a backdrop to views.’

2.23.

The area also contributes to the rural gap connecting the SDNP and the High Weald AONB
to the north which can be appreciated travelling through the landscape and in views from
the chalk ridge. The well-developed network of footpaths through the Park are described as
having a north-south orientation and provide access between the downs to the south and
the Low Weald to the north. This network of paths connects to the site.

2.24.

The chalk ridge within the SDNP to the south falls within Landscape Charter Type ‘H: Major
Scarps’ and Landscape Character Area ‘H2: Adur to Ouse Downs Scarp’. Key sensitivities
of this area include:
‘The extensive views from the scarps, across adjacent landscape such as the Low
Weald, that are vulnerable to change (development, lighting etc) which would
affect the special remote character of the scarps.’

2.25.

3.
3.1.

Given these shared characteristics, intervisibility and the sensitivities identified in the
SDILCA it is considered that SA414 falls within the setting of the SDNP.

PLANNING AND LANDSCAPE CHARACTER CONTEXT
The general area of SA414 has been considered in relation to spatial planning, landscape
character assessment evidence and other available studies:
 NPPF
 South Downs National Park Setting, Special Qualities, Tranquillity Study, Local Plan,
Management Plan and Landscape Character Assessment.
 Natural England’s National Character Area Profiles
 Horsham District Council’s Local Plan, supporting study’s and Neighbourhood Plans
 West Sussex County Council’s Landscape Character Assessment, Local Distinctiveness
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Study and Historic Landscape Character Assessment (HLC)
 Ecology review for LAMBS and Extended Phase 1 Ecological Survey of Land at
Wineham and Twineham by Wildlife Splash
3.2.

The key points of relevance to SA414 are summarised below:
NPPF (2019)

3.3.

The key paragraphs of the NPPF relating to landscape in the context of this Review are
paragraphs 172, 170 and 171 which state that in National Parks great weight should be
given to conserving landscape and scenic beauty, the conservation of wildlife and cultural
heritage. The NPPF seeks to protect and enhance the landscape in many other ways
including recognising the intrinsic character and beauty of the countryside, ensuring that
developments respond to local character, integrating new development into the natural
environment, protecting and enhancing valued landscapes, setting strategic priorities and
criteria based policies for protected landscape areas, identifying and protecting areas of
tranquillity, limiting the impact of light pollution on intrinsically dark landscapes, and
requiring landscape character assessments. These points are noted in the South Downs
National Park’s ‘Landscape Background Paper’ (2017).
South Downs National Park Setting, Special Qualities, View Characterisation and
Analysis, Tranquillity Study, Local Plan, Management Plan and Landscape Character
Assessment.

3.4.

National Parks are afforded the highest level of protection in landscape terms. The
Government has provided two statutory purposes for National Parks in England:
Purpose 1: To conserve and enhance the natural beauty, wildlife and cultural heritage of
the area.
Purpose 2: To promote opportunities for the understanding and enjoyment of the special
qualities of the National Park by the public.

3.5.

The South Downs National Park has identified 7 ‘special qualities’ set out in the South
Downs National Park Special Qualities document, those of particular relevance are:
1. Diverse, inspirational landscapes and breathtaking views
‘There are stunning, panoramic views to the sea and across the Weald as you
travel the hundred mile length of the South Downs Way from Winchester to
Eastbourne, culminating in the impressive chalk cliffs at Seven Sisters. From near
and far, the South Downs is an area of inspirational beauty that can lift the soul.’
3. Tranquil and unspoilt places
‘The South Downs National Park is in South East England, one of the most
crowded parts of the United Kingdom. Although its most popular locations are
heavily visited, many people greatly value the sense of tranquillity and unspoilt
places which give them a feeling of peace and space. In some areas the
landscape seems to possess a timeless quality, largely lacking intrusive
development and retaining areas of dark night skies. This is a place where people
seek to escape from the hustle and bustle in this busy part of England, to relax,
unwind and re-charge their batteries.’

3.6.

These special qualities can be experienced by visitors to the chalk ridge (situated to the
south of the site) which is crossed by the South Downs Way National Trail. This elevated
chalk ridge affords stunning panoramic views, a number of which are identified views in the
SDNP: View Characterisation and Analysis (see below), across the Wealden landscape in
which the site is located.

3.7.

The South Downs Partnership Management Plan (PMP) sets out long term management
policies and objectives to achieve the 2050 Vision for the national park. The SNDPA do not
currently have an adopted local plan. The South Downs National Park’ Local Plan
(SDNPLP) was submitted to the Secretary of State on 27 April 2018 and its adoption is
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anticipated imminently. The relevant policies in the draft local plan and PMP include those
relating to conserving and enhancing the natural beauty and special qualities of the
landscape and its setting, the protection of the landscape character of the National Park
(SDNPLP SD5 and PMP Policy 1); safeguarding, conserving and enhancing views
(SDNPLP SD7); conserving and enhancing the tranquillity of the area including in relation to
light pollution (SDNPLP SD8&SD9 PMP Policy 3). The Tranquillity Study 2017 shows that
the area of the National Park close to the study area shows tranquillity scores generally
varying from medium to high.
South Downs National Park: View Characterisation and Analysis Study (2015) (VCAS)
3.8.

South Downs National Park Authority commissioned LUC in 2014 to prepare the VCAS
comprising a mapping and analysis of views to, from and within the National Park.

3.9.

This study forms part of the evidence to guide both future planning and development
management decisions by the South Downs National Park Authority and its partner
authorities.

3.10.

The intention of the study is ‘to provide a foundation for evidence on view types within the
National Park and its setting to:







support development management, including being used for evidence on landscape
and visual matters;
provide information to assist Neighbourhood Planning teams and other community
planning groups, Parish Councils and Landowners with assessing the impacts of
proposed land use change;
provide evidence to inform the delivery of the SDNP Partnership Management Plan,
supporting the SDNP in working to protect and enhance the Special Qualities of the
NP;
form part of the landscape evidence base for the South Downs National Park Local
Plan which is planned for adoption during 2017 [the adoption is now anticipated
imminently];
provide a snapshot of the National Park as it is today as a baseline against which future
landscape change could be monitored for the ‘State of the Park’ Reporting1;
provide evidence about the setting of the park and the range of potential visibility to and
from the park.’

3.11.

The reference here to the study’s intention to support the SDNP in working to protect and
enhance the Special Qualities of the National Park and to provide evidence about the
setting of the park and potential visibility to and from the park is of particular relevance to
the consideration of SA414. SA414 falls within the setting of the SDNP and is visible in
identified views 2: Devil’s Dyke, 4: Edburton Hill and 29: Wolstonbury Hill (refer to Appendix
3 for more a description of these views and Figure 2 for SDNP viewpoint locations).

3.12.

In the description of these identified views, panoramic views across the Weald (in which the
site is located) are noted as well as reference to the popularity and recreational value of the
views, their context and how they are noted in literature about the South Downs Way and
on the National Trust’s website. The National Trust’s information board states that the
painter Constable said the view from Devil’s Dyke viewpoint looking north over the Low
Weald ‘was the grandest in the world’ (see Figure 6).

3.13.

Notably identified view 2: Devil’s Dyke is also a SDNP ‘Photograph monitoring point’,
considered one of the most ‘iconic’ park-wide views (i.e. those that are breathtaking, a
special quality of the National Park, and form part of the cultural identity of the South
Downs). In the selection of the views, views were prioritised where receptor’s attention was
focused on the landscape where they contribute to people’s enjoyment of the countryside
(see Appendix 4 for an extract of the photograph monitoring points’ description from the
View Characterisation and Analysis Study (2015).

3.14.

Views of SDNP identified Landmarks 10: Edburton Castle, 11: Hillfort at Devil's Dyke and
12: Wolstonbury Hill can be appreciated from the site across the rural Low Weald
landscape, of which the site forms a part of.
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3.15.

South Downs Integrated Landscape Character Assessment (SDILCA) and South Downs
National Park: View Characterisation and Analysis (2015) (SDVCA)

3.16.

The closest Landscape Character Areas and Landscape Character Types to the site
identified in the SDLICA are:




3.17.

LCT I: Scarp Footslopes / LCA: I2: Adur to Ouse Scarp Footslopes
LCT H: Major Scarps / LCA: H2: Adur to Ouse Downs Scarp
LCT A: Open Downland / LCA: A2: Adur to Ouse Open Downs

The key points from these areas in relation to the site are set out below:


LCT I: Scarp Footslopes / LCA: I2: Adur to Ouse Scarp Footslopes is described as
forming a transition between the steep chalk scarp slope to the south and the Low
Weald to the north in which the site is located. This transition is described as
‘gradual’ indicating how the landscape of the SDNP blends with the landscape of
the Low Weald, without an abrupt change of character. The well-developed network
of footpaths through the LCA are described as having a north south orientation
providing access between the downs to the south and the Low Weald to the north.
The landscape is described as comprising a ‘mosaic of farmland and woodland
comprising irregular fields of arable and pasture bounded by an intact network of
thick hedgerows, with hedgerow oaks, and woodland’ with ‘a sense of seclusion
and enclosure’. The site and its setting shares these characteristics. A key
characteristic of the landscape includes ‘impressive panoramic views from adjacent
scarp and downs reveal a pleasingly balanced woodland and farmland mosaic’,
noted in the SDILCA. The site contributes to this wider rural landscape mosaic
which can be appreciated in the views from the scarp e.g. from Devil’s Dyke
viewpoint. Another key characteristic the site shares with this LCA is how the
landscape is ‘visually dominated by the steep chalk scarp to the south, which forms
a backdrop to views.’



LCT H: Major Scarps / LCA: H2: Adur to Ouse Downs Scarp is described as ‘a
linear landscape forming the northern and eastern edge of the chalk - deeply
indented winding belt, with a steep scarp faces and a high prominent ridgeline
creating a strong skyline, although this is softened in areas of woodland cover’.
This occurs along the full length of the South Downs and has a large number of
recreational sites, frequently associated with panoramic viewpoints, plus areas of
open access land (on chalk grassland). The dramatic steep north-facing chalk
escarpment is also described as providing recreation opportunities including hanggliding and paragliding. A key characteristic of the landscape includes how the
‘elevated landform provides panoramic pleasing views over the scarp footslopes to
the north and, in the distance, the Low Weald’. Under the sensitivities sections a
key sensitivity of this character area are the:
‘The extensive views from the scarps, across adjacent landscape such as
the Low Weald, that are vulnerable to change (development, lighting etc)
which would affect the special remote character of the scarps.’



LCT A: Open Downland / LCA: A2: Adur to Ouse Open Downs is described as a
‘large scale open elevated landscape of rolling chalk downland, with dry valleys and
scarp slopes’. From the north ‘extensive views out across the scarp footslopes and
Low Weald’ are described. Key characteristics include the ‘strong sense of
remoteness and tranquillity in close proximity to the south coast urban area’. It is
noted that the proximity of Brighton means there are a large number of potential
users of the area who can enjoy the highly accessible landscape comprising
networks of open access land, the extensive network of public rights of way and car
parking facilities, particularly around Devil’s Dyke. ‘Large open skies and distant
panoramic views’ are a noted characteristic of the area as are ‘strong artistic and
literary associations’.
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Natural England’s National Character Area Profiles
3.18.

SA414 falls within the National Character Area Profile: 121 Low Weald. SA414 and its wider
context demonstrates typical characteristics of the Low Weald Character Area which is
described as follows:
‘The Low Weald National Character Area (NCA) is a broad, low-lying clay vale which
largely wraps around the northern, western and southern edges of the High Weald. It is
predominantly agricultural, supporting mainly pastoral farming owing to heavy clay soils,
with horticulture and some arable on lighter soils in the east, and has many densely
wooded areas with a high proportion of ancient woodland.’
Horsham District Council’s Local Plan, Neighbourhood Plans and supporting studys
Horsham District Council’s Local Plan - Horsham District Planning Framework (November
2015) (HDPF)

3.19.

The key policies relating to landscape in the HDPF are as follows:







3.20.

Policy 25 Strategic Policy: The Natural Environment and Landscape Character.
This policy states natural environment and landscape character, including the
landscape, landform and development pattern, of the District will be protected
against inappropriate development. The policy also states that development
proposals will be supported where they conserve and where possible enhance the
setting of the South Downs National Park.
Policy 26 Strategic Policy: Countryside Protection (outside built-up area
boundaries). This policy states that the rural character and undeveloped nature of
the countryside will be protected against inappropriate development and
development must protect, and/or conserve, and/or enhance, the key features and
characteristics of the landscape character area in which it is located.
Policy 27 Strategic Policy: Settlement Coalescence. This policy states that
Landscapes will be protected from development which would result in the
coalescence of settlements
Policy 30 Protected Landscapes. This policy states that the natural beauty and
public enjoyment of the High Weald AONB and the adjoining South Downs National
Park will be conserved and enhanced and opportunities for the understanding and
enjoyment of their special qualities will be promoted. The policy includes the need
to maintain local distinctiveness, sense of place and setting of the protected
landscapes.

In the Horsham District SHELAA Assessment it is noted that the development of SA414
would be contrary to Policy 26, amongst other policies.
Inspector's comments on the Horsham District Council’s Planning Framework (HDPF)
(2015) relating to the ‘Mayfield Market Town’

3.21.

The proposal for the Mayfield Market Town, which included the area of SA414, was
considered by the planning inspector when reviewing the HDPF (2015). However its
inclusion as an addition to the development already proposed in the HDPF was rejected by
the planning inspector.

3.22.

In the Inspector’s ‘Report to Horsham District Council’ dated 8th October 2015 (File Ref:
PINS/Z3825/429/4) he raised ‘significant concerns about the sustainability of the location of
the MMT site, in particular its distance from railway services and the strategic road network
and the potential usage and viability of the ‘park and ride’ proposals’ (paragraph 86).

3.23.

In relation the landscape character of the site, at paragraph 85 the inspector notes ‘much of
the area of search for the proposed new town is pleasant low-lying pastureland’ however he
goes on to note that ‘it could not be said to possess special scenic quality’.
Neighbourhood Plans

3.24.

3 Parishes cross the SA414 area. 2 for the Parishes have made Neighbourhood Plans:
Woodmancote and Shermanbury. The third Parish, Henfield, is currently producing a
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Neighbourhood Plan following a previous version being overturned in 2016 at judicial
review. These neighbourhood plans demonstrate the landscape is valued by the local
community. A summary of the relevant points relating to AS414 are:





The Woodmancote Neighbourhood Plan 2016-2031 notes the Chess Stream which
crosses the southern section end of the SA414 area is a feature of the Parish and
notes its wildlife value (page 11).
The Wineham and Shermanbury Neighbourhood Plan 2014-2031 (2017) notes:
o An important cluster of heritage assets around St. Giles Church,
Ewhurst Manor and Shermanbury Place and considers it is
important to protect these and their setting. (page 9)
o The Parish is described as ‘locally distinctive for its rural and
tranquil setting and this is considered an important aspect to the
quality and enjoyment of life for the community’ (page 10)
o It is noted that the Parish has a significant network of footpaths and
a strong equestrian presence
The Henfield emerging Neighbourhood Plan has published an ‘Environment and
Countryside Focus Group Report’ (22nd May 2018). This notes that there is a high
level of interest in the protection of the environment and countryside of the Parish
and sets out a vision for its protection and enhancement. A number of strengths are
identified including:
o ‘Proximity to South Downs National Park
o Large number of Footpaths with excellent inter-connected network
and many with spectacular views
o Integration with local countryside
o Adjacent to Main River with Floodplain
o Water catchment area: River Adur Main River, inter-connected
water courses, wetland water meadows
o Well situated countryside village / market town
o Good scenic contours with village and connectivity to South Downs’

Horsham District Landscape Capacity Assessment April 2014
3.25.

The site does not fall within this assessment.
Horsham District Landscape Character Assessment October 2003

3.26.

The site falls in two landscape character areas within this study. The central area of the site
falls within landscape character type ‘J: Broad Clay Vale Farmlands’ and landscape
character area ‘J3: Cowfold and Shermanbury Farmlands’. The northern and southern end
falls within landscape character type ‘P: Minor River Valleys’ and landscape character area
‘P2: Upper Adur Valleys’.

3.27.

Key characteristics of the ‘P: Minor River Valleys’ relevant to site:





‘Small gently undulating valleys with very restricted valley bottoms
Small pastures on valley bottom. Mixed farmland on valley sides.
Meandering river/stream courses, locally straightened
Occasional small farmsteads on valleysides’

The overall sensitivity to change is judged as high due to ‘the mostly unspoilt rural character
of the valleys and their relatively high intervisibility’.
3.28.

Key characteristics and historic features of the ‘J3: Cowfold and Shermanbury Farmlands’
relevant to site:






‘Gently undulating low ridges and valleys.
Scattered small woodlands
Small and medium sized pasture fields and some large arable fields
Mostly small scale intricate landscape. Localised areas with more open character.
Field ponds.
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Small farmsteads and cottages dispersed along lanes and tracks.
Landmark of St Hugh’s Charterhouse Monastrey at Shermanbury
Historic features included small fields carved out of woodland (assarts) and shaws.’

The overall sensitivity to change is judged as moderate ‘reflecting the moderate to high
intervisibility of the area and moderate intrinsic landscape qualities’.
West Sussex County Council’s Landscape Character Assessment (WSCCLCA), Local
Distinctiveness Study and Historic Landscape Character Assessment (HLC)
West Sussex County Council’s Landscape Character Assessment (2003)
3.29.

The site falls in two landscape character areas within the WSCCLCA study. The central
area of the site falls within landscape character area ‘LW10: Eastern Low Weald’. The
northern and southern end falls within landscape character area ‘LW 9: Upper Adur Valley’.

3.30.

Key characteristics and historic features of the ‘LW10: Eastern Low Weald’ relevant to site:











3.31.

Key Issues and Landscape and Visual Sensitivities of the ‘LW10: Eastern Low Weald’
relevant to site:







3.32.

‘Gently undulating low ridges and clay vales.
Views dominated by the steep downland scarp to the south
Arable and pastoral rural landscape, a mosaic of small and larger fields, scattered
woodlands, shaws and hedgerows with hedgerow trees.
Quieter and more secluded, confined rural landscape to the west, much more
development to the east, centred on Burgess Hill.
Biodiversity in woodland, meadowland, ponds and wetland.
Mix of farmsteads and hamlets favouring ridgeline locations, strung out along lanes.
Crossed by north-south roads with a rectilinear network of narrow rural lanes.
Varied traditional rural buildings built with diverse materials including timber-framing,
weatherboarding, Horsham Stone roofing and varieties of local brick and tile-hanging.
Major landmarks St Hugh’s Charterhouse Monastery at Shermanbury.
Post-medieval landscape of mixed field sizes and boundaries.’

Key Issues:
o ‘Visual impact of new urban and rural development
o Increasing pervasiveness of traffic movement and noise
o Perceived increased traffic levels on small rural lanes with consequent
demands for road improvements
o Gradual suburbanisation of the landscape
High level of perceived naturalness and a rural quality in the quieter, rural landscape to
the west of the A23 Trunk Road.
Woodland cover and the mosaic of shaws and hedgerows contribute strongly to the
essence of the landscape.
Pockets of rich biodiversity are vulnerable to loss and change.
Parts of the area are highly exposed to views from the downs with a consequently high
sensitivity to the impact of new development and the cumulative visual impact of
buildings and other structures.’

Key characteristics and historic features of the ‘LW 9: Upper Adur Valley’ relevant to site:





‘Extensive upper river catchment drained by a network of long, leisurely streams in
confined narrow, shallow valleys, a small part within the Sussex Downs Area of
Outstanding Natural Beauty (AONB).
Relatively few panoramic or long views within the valley although views to the south are
dominated by the steep downland scarp.
Small woodlands and networks of hedgerows with hedgerow trees.
Smaller pastures in the valley bottoms and mixed arable and pastoral farming, medium
to large-sized fields on the valley sides.
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3.33.

Expansive, open brooks pastures of the Henfield and Beeding Brooks including small
fields, occasional scrub and a small area of remnant ancient woodland.
Canalisation and embankment of the main river throughout the brooks pastures and
localised river straightening elsewhere.
Wildlife corridor with pockets of rich biodiversity.
Local roads, farmsteads and the old townships of Bramber, Henfield and Steyning lie
on higher ground flanking the brooks pastures.
Varied traditional rural buildings built with diverse materials including flint, timberframing and varieties of local brick and tile hanging.
Post-medieval landscape of mixed field sizes and boundaries.
Brooks pastures which were once deliberately flooded.’

Key Issues and Landscape and Visual Sensitivities of the ‘LW 9: Upper Adur Valley’
relevant to site:








Key Issues:
o ‘Importance of retaining the unique identity of the valley and as an important
landscape and wildlife corridor.
o Gradual suburbanisation of the landscape
Quiet, rural quality in the tributary valleys.
Visual impact of flood defences and structures.
Pockets of biodiversity are vulnerable to loss and change.
Brooks pastures landscape is highly exposed to views from the downs with a
consequently high sensitivity to the impact of new urban development, modern farm
buildings, masts and pylons and new roads.
Settlement pattern currently sits well within the rural landscape although there is a
danger of the cumulative visual impact of buildings and other structures.’

West Sussex Local Distinctiveness Study – Low Weald
3.34.

This study notes that the ‘wooded and watery Low Weald has been described as a
quintessentially medieval landscape’. Settlements within the Low Weald are described as
typically located on the sandstone/limestone ridges. Settlements in the area of the site
reflect this typical pattern with Henfield and Hurstpierpoint located on low sandstone ridges.
Notably the site is not located on a ridge but largely on lower-lying land of Wealden Clay.
Sussex Historic Landscape Character Assessment (2010)

3.35.

The HLC shows the area of SA414 has elements of a landscape Medieval and Post
Medieval in origin, typical of the Low Weald, although a number of the fieldscapes have
been subject to Modern field amalgamation. The area is made up of informal fieldscapes of
Medieval to Post Medieval and Post Medieval to Modern origin interspersed with some
areas of formal enclosure of Medieval to Post Medieval origin and Medieval assarts. There
are a number of scattered Farmsteads of Medieval origin (e.g. Sakeham Farm, Abbeylands
Farm and Morley Farm), typical of the settlement pattern of the area. Of particular note is
the semi-natural ancient assart woodland (Woodhouse Wood) and the assarts north east of
Fieldlands Farm, both Medieval in origin.
‘Extended Phase 1 Ecological Survey of Land at Wineham and Twineham’ and ‘A
review of the Aspect Ecology Phase 1 Ecological Survey of land at Wineham and
Twineham’ by Wildlife Splash

3.36.

These reports were commissioned by LAMBS and consist of a Phase 1 Ecological Survey
of the site and a non-biased review of a Preliminary Ecological Appraisal undertaken in
2014 and submitted by Aspect Ecology on behalf of Mayfield Market Towns Ltd. The
specific findings of the review of the shortcomings of the Aspect Ecology appraisal are not
considered of particular relevance to this landscape study however certainly should be
taken into account by anyone assessing the potential ecological impacts of the
development of SA414. Both studies also cover the area stretching eastwards into
Twineham Parish. Both reports include useful information about landscape features found
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within the site area notably:










3.37.

4.

The habitats within the area are described as follows: ‘A wide and varied range of
habitats are found throughout the landscape including ancient semi-natural woodland;
plantation woodland; arable field margins; marshy and damp grasslands; semiimproved grasslands; improved grassland; hedgerows; notable, veteran and ancient
trees; scattered mature trees; ponds; river corridors; ruderals; scrub; swamp; and wet
ditches and small streams.’
100’s of ‘notable, veteran and ancient trees were recorded (Wildlife Splash 2014)
during rapid walkover’.
The area contains a ‘high number of ponds’ and damp grassland that ‘often forms a
mosaic with marshy grassland’.
The 100’s of mature trees of Quercus robur (Pedunculate Oak) in hedgerows and
forming tree-lines… will serve as the next generations of notable, veteran and ancient
trees.’
‘one of the consistent features of most of’ the ancient woodlands within the site area ‘is
the size of the oak trees…It is estimated that oaks growing in woodland at this size are
somewhere between 150 - 250 years old’.
A number of ‘truly ancient trees with a diameter at breast height (DBH) of over 1.7 m
and a girth of over 5.34 m were found (estimated to be 350 years to at least 500 years
old)’
The survey identified numerous ‘important’ and ‘ancient and / or species-rich
hedgerows’ and hedgerows supporting an average of four or more woody species in a
30m stretch
‘As the majority of the arable fields are in stewardship schemes they have extremely
wide margins of up to 30m in places, but more frequently 10m – 20m.’
‘The area contains pockets of marshy grassland and swamp that are intermixed
forming a mosaic…areas of damp grassland’

In addition the Extended Phase 1 Ecological Survey of Land at Wineham and Twineham
notes: ‘This initial scoping survey has shown this to be an under-recorded area of Sussex
with the potential to support significant numbers of protected species from all the major
groups’. The survey notes that should many of these features, such as the ancient
woodland, hedgerows and veteran and ancient trees be retained within an urban
environment their wildlife interest and habitat value is likely to dramatically deteriorate.

INTERROGATION OF THE POTENTIAL ALLOCATION OF THE SA414
SHELAA AREA FOR A NEW TOWN
Comments on potential visual and landscape effects of development of SA414
Key visual effects

4.1.

To illustrate the points made below representative photographs and a viewpoint location
plan has been included in Figures 5-10 (Appendix 2) of this report and referenced in
brackets below.

4.2.

Identified key potential receptors likely to experience significant adverse visual effects
resulting from the development of SA414 area as follows:
1.

From a number of key ‘iconic’ views identified by the South Downs National Park
including the Painter Constable’s ‘grandest view’ from along the rural open chalk ridge
within the South Downs National Park to the south. The SDNP identified views
affected would be 2: Devil’s Dyke, 4: Edburton Hill and 29: Wolstonbury Hill (refer to
Appendix 3 for more a description of these views and Figure 2 for SDNP viewpoint
locations). In the description of these identified views, panoramic views across the
Weald (in which the site is located) are noted as well as reference to the popularity
and recreational value of the views and their context and how they are noted in
literature about the South Downs Way and on the National Trust’s website. Notably
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identified view 2: Devil’s Dyke is also a ‘Photograph monitoring point’, considered one
of the most ‘iconic’ park-wide views (i.e. those that are breath-taking and form part of
the cultural identity of the South Downs). The VCAS identifies only 30 of these
‘Photograph monitoring point’ across the entire park. From along the ridge there are
also a series of open views towards the site from the South Downs Way National
Trail, open access land and other public rights of way crossing the ridge which are of
the same character as the identified views. In these views SA414 forms part of a wide
rural view corridor, largely uninterrupted by built form, to the High Weald AONB to the
north. The proposed new town is likely to result in urbanisation of these valued views
and the resulting visual effects are likely to be significantly adverse. Given the
elevated nature of the views and the potential extent of the proposed new town
successful mitigation planting would be difficult to achieve. In any event mitigation
planting to screen the proposed development would not necessarily result in a
positive visual effect as it would result in the erosion of the ‘pleasingly balanced
woodland and farmland mosaic’ experienced from the ‘impressive panoramic views
from adjacent scarp and downs’, noted in the SDILCA. Mitigation planting would take
many years to achieve any meaningful mitigation. The views from the scarp slope are
noted in both the WSCCLCA and the SDLICA as being vulnerable to change with a
high sensitivity to the impact of new development and the cumulative visual impact of
buildings and other structures. The SDLICA notes new development would affect the
special remote character of the scarps. (See Figure 6 and 7).
2.

From the extensive network of public rights of way crossing the area which are a
valuable local resource providing significant amenity value and rural views across a
landscape identified as having a high level of perceived naturalness, including
panoramic views and long views to the prominent chalk ridge of the South Downs and
identified SDNP landmark features (SDNP Landmark 10: Edburton Castle, 11: Hillfort
at Devil's Dyke and 12: Wolstonbury Hill), e.g. see Figure 11, Viewpoint 10, where
receptors can experience perceptions of tranquillity within easy reach of nearby
settlements. Given the extensive area of the potential development site there will be a
cumulative impact on visual receptors. Nearby larger settlements are currently well
contain by vegetation and hidden from view. (See Figures 10, 11 and 12 - Viewpoints
8, 9, 13 and 14).

3.

From A281, Wheatsheaf Road and Wineham Lane which form connecting roads
through a largely rural landscape between the SDNP and High Weald AONB. These
views will be completely altered in character by the introduction of development on
either one or both sides of the road (see Figures 9 and 11 - Viewpoints 7 and 10).

4.

From rural lanes and PRoW surrounding the site, particularly from more elevated
ground and close to the site boundary (see Figures 8, 9 and 11 - Viewpoints 3, 4, 5, 6,
11 and 12).

5.

From numerous residents within and in close proximity to the site.

Key landscape effects
4.3.

Identified key significant adverse landscape effects on the area of the site itself are likely to
be as follows:
1.
2.

Adverse effects on the strong rural character with a high level of perceived
naturalness and tranquillity, secluded in places, of a large area of landscape with and
identified good quality with areas of an unspoilt character.
Adverse effects on the strong sense of history including on:
 the rural setting of a number of listed buildings
 historic settlement pattern including the pattern of scattered farmsteads of
medieval origin and cottages dispersed along lanes and tracks
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historic field patterns including assarts of medieval origin, a typical feature of
the Low Weald and characteristic of an ancient landscape.
Adverse effects on the extensive well-used network of public rights of way which
provide opportunities for quiet recreation within easy reach of the nearby built up
areas and connecting to two designated landscapes.
Adverse effects on the general recreational value of the area, which is popular for
cycling, with several cycle clubs using the it for road racing, and numerous equestrian
pursuits take place throughout the area. The ‘Prairie Gardens’, with the backdrop of
the SDNP, is an extremely popular destination for visitors, even attracting
international groups of tourists. ‘Blacklands’ campsite’ attracts thousands of visitors
(mainly families) per year, to experience camping in an unspoilt rural Sussex
countryside setting.
Adverse effects on the significant proportion of landscape features, and their rural
context, within the area including mature/veteran hedgerow trees, hedgerows,
woodland, shaws, river/stream courses with numerous ponds in small gently
undulating valleys.


3.
4.

5.

A number of these landscape characteristics are identified as valued in Neighbourhood
Plans within the area.
Impact on the setting of the National Park
4.4.

Paragraph 115 of the National Planning Policy Framework (NPPF) states that ‘great weight
should be given to conserving landscape and scenic beauty in National Parks, ….which
have the highest status of protection in relation to landscape and scenic beauty.’

4.5.

The development of SA414 area is likely to significantly adversely affect the setting of the
SDNP resulting from the urbanisation of an area which shares a number of positive
characteristics with the Park and forms part of the characteristic ‘pleasingly balanced
woodland and farmland mosaic’ appreciated from the ‘impressive panoramic views from
adjacent scarp and downs’ noted in the SDILCA. The area also contributes to the rural gap
between the SDNP and the High Weald AONB to the north. Positive key/characteristic and
iconic views to and from the designated landscape are likely to be affected and
development of the area is likely to result in urbanising effects on the Park noted as
vulnerable to change (to development, lighting etc) and is likely to affect the recognised
‘special remote character of the scarps’. Potential adverse effects include effects of lighting,
views of built form from the elevated ridge and significant increased traffic close to and
through (linking to Brighton) the designated landscape. In addition there are potential
adverse effects of potential severances or loss of access routes for non-motorised users,
e.g PRoW users, linking to the National Park and AONB across the area.
Settlement setting and gaps

4.6.

The whole area provides an important valued and diverse landscape setting to the
surrounding settlements and contains valued areas for quiet informal recreation and more
active/structured recreation (see paragraph 4.3 above), biodiversity and areas with a
distinctive sense of place with cultural and historic associations with an identified distinctive
historic settlement and landscape pattern.

4.7.

Settlements in the area of the site reflect the typical historic settlement pattern of the area
with Henfield and Hurstpierpoint located on low sandstone ridges. Notably the site is not
located on a ridge but largely on lower land of Wealden Clay. The proposed development of
the area would be at odds with this established historic settlement pattern.

4.8.

The south western edge of SA414 is at its narrowest point only approximately 900m from
the built edge of Henfield to the west. This means from the outset the separate identities of
Henfield and the proposed new town are likely to be under pressure. Potential coalescence
is likely to be a concern. Indeed, Horsham’s 2018 SHELAA assessment indicates the
expansion of Henfield is likely to occur to east reducing the gap further and thus eroding the
perceived and actual separation of the settlements.
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Valued Landscape
4.9.

Paragraph 170 of the NPPF states that ‘planning policies and decisions should contribute to
and enhance the natural and local environment by…protecting and enhancing valued
landscapes… (in a manner commensurate with their statutory status or identified quality in
the development plan)’.

4.10.

There is no clear published guidance on the definition of a ‘valued landscape’ (referred to in
the NPPF paragraph 170) or how to assess whether a landscape has value. It has been
generally acknowledged that a non-designated landscape can also be ‘valued’ for the
purposes of paragraph 170 (formerly appearing in paragraph 109 in the 2012 version of the
NPPF).

4.11.

In the 2012 version of the NPPF the wording relating to the protection and enhancement of
‘valued landscape’ did not include the statement ‘in a manner commensurate with their
statutory status or identified quality in the development plan’. Previous approaches by
Planning Inspectors at planning appeals was that a site should show some ‘demonstrable
physical attribute’ rather than just popularity2 which make the landscape out of the
‘ordinary’.

4.12.

The following key documents/resources are considered relevant in determining whether the
landscape is a ‘valued landscape’:





4.13.

Box 5.1 of GLVIA 3
Horsham’s Landscape Character Assessment (2003) (a background document which
accompanies the HDPF (2015))
The SDILCA and View Characterisation and Analysis Study (which form part of the
evidence base for the Park’s emerging local plan - adoption anticipated imminently) can
assist with forming a judgment as to whether the landscape of SA414 demonstrates
physical attributes ‘valued’ in accordance with NPPF paragraph 170.
The Neighbourhood Plans

Box 5.1 of GLVIA identifies a range of factors that can help in the identification of valued
landscapes. These are:









Landscape quality (condition)
Scenic quality
Rarity
Representativeness
Conservation interests
Recreation value
Perceptual aspects
Associations

4.14.

The area demonstrates many attributes which elevates it above ‘ordinary’ landscape
demonstrated by evidence in the published landscape character assessments and
Neighbourhood Plans. The area forms an area of pleasant pastoral landscape
representative of the wider character area which contributes to the rural setting of nearby
settlements and contains valued areas for quiet informal recreation, biodiversity and areas
with a distinctive sense of place with cultural and historic associations.

4.15.

SA414 has identified positive qualities in the South Downs National Park’s SDLICA and
View Characterisation and Analysis Study, forming part of the setting of this designated
landscape. SA414 landscape ‘qualities’ contribute to the ‘pleasingly balanced woodland and
farmland mosaic’ visible from the ‘impressive panoramic views from adjacent scarp and
downs’ identified in the SDILCA. These views towards the site are identified as key ‘iconic’
views, are considered breath-taking (a special quality of the SDNP) and form part of the
2

Gladman Developments Ltd against Stroud District Council‟s refusal of planning permission for 150 houses at
the foot of the escarpment to the Cotswold Hills (Appeal reference APP/C1625/A/13/2207324).
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cultural identity of the South Downs. These views are therefore clearly ‘valued’. In the
description of these identified views, panoramic views across the Weald (in which the site is
located) are noted as well as the popularity and recreational value of these views and their
context and how they are noted in literature about the South Downs Way and on the
National Trust’s website. The National Trust’s information board states that the painter
Constable said the view from Devil’s Dyke viewpoint looking north over the Low Weald ‘was
the grandest in the world’. There can be no question that the site forms part of this ‘valued
landscape’ appreciated in these views identified by the SDNP.
4.16.

The HDLCA includes evaluative information under the ‘Sensitivity to Change’ section which
indicates how the landscape is valued. A large area of SA414 (the northern and southern
area) falls within the character area ‘P2: Upper Adur Valleys’ identified in this assessment.
The value of this character area can be understood through the attributed sensitivity of the
landscape character area. Landscape assessment sensitivity judgments take into account
value. The overall sensitivity to change is judged as high due to ‘the mostly unspoilt rural
character of the valleys and their relatively high intervisibility’. It is concluded therefore that
the landscape of the SA414 which falls within this character area has identified valued. The
remaining central area is less sensitive to change and therefore of less identified value,
however is still judged as having moderate intrinsic landscape qualities and moderate to
high intervisibility.

4.17.

The landscape has a strong rural character with a high level of perceived naturalness and
tranquillity, secluded in places, with a significant proportion of positive landscape features,
including mature/veteran hedgerow trees, hedgerows, woodland, shaws, river/stream
courses with numerous ponds in small gently undulating valleys. In addition the area has a
strong sense of history, including historic settlement pattern with a number of Listed
Buildings, historic field patterns including assarts of medieval origin, a typical feature of
these Low Weald and characteristic of an ancient landscape. Woodhouse Wood and
Spinning Wood are both identified as Ancient & Semi-Natural Woodland. There are positive
long reaching views across the area to the SDNP (including to identified landmarks) and
other positive long reaching views from the extensive well-used network of public rights of
way. This public rights of way network provides opportunities for quiet recreation within
easy reach of the nearby built up areas and linking to the wider public right of way network
including the SDNP in the south and High Weald AONB in the north.

4.18.

The neighbourhood plans demonstrate the landscape is valued by the local community, for
example in the Wineham and Shermanbury Neighbourhood Plan the Parish is described as
‘locally distinctive for its rural and tranquil setting and this is considered an important aspect
to the quality and enjoyment of life for the community’ (page 10).

4.19.

In light of the above it is considered that the SA414 is well above ‘ordinary’ countryside and
has demonstrable physical attributes of ‘identified quality’ in the supporting evidence of the
Horsham District and emerging SDNP development plans (adoption is anticipated
imminently). This leads to the conclusion that SA414 should be considered a ‘valued’
landscape within the meaning of NPPF paragraph 170. This conclusion challenges the
planning inspector’s conclusions that the landscape of MMT ‘could not be said to possess
special scenic quality’3.

3

Paragraph 86 of the Inspector’s ‘Report to Horsham District Council’ dated 8th October 2015 (File Ref:
PINS/Z3825/429/4
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5.

CONCLUSIONS

5.1.

This Review has concluded that there are a number of landscape and visual concerns with
the proposal to develop SA414 for a new town. A key concern is the new town’s potential
adverse impact on the setting of the South Downs National Park, a nationally designated
landscape, including potential adverse impacts on its special qualities and key identified
iconic valued views from the scarp ridge within the Park and views to the scarp ridge and
identified landmarks across SA414. One of the views affected would be the view from
Devil’s Dyke viewpoint looking north over the Low Weald said to have been described by
the painter Constable as ‘the grandest in the world’. The National Park’s published
guidelines note these ‘extensive views across the Low Weald are vulnerable to change
(development, lighting etc) which would affect the special remote character of the scarps’.
The proposed development is likely to result in urbanisation of these valued views and the
resulting adverse visual effects are likely to be significantly adverse.

5.2.

The area of SA414 is constrained by the role it plays in providing a valued and diverse
landscape setting to the surrounding settlements; containing valued areas for quiet informal
recreation and more active/structured recreation (see paragraph 4.3 above), and
biodiversity; and containing areas with a distinctive sense of place with cultural and historic
associations with a distinctive historic settlement and landscape pattern. The site forms an
area of pleasant pastoral landscape with a tranquil and strong rural character, secluded in
places, representative of the wider character area which includes areas identified in
published assessment as having a good quality with areas of an unspoilt character judged
as being of high sensitivity. For these reasons the development of a new town on the area
of SA414 are likely to result in significant adverse landscape and visual effects.

5.3.

This Review demonstrates that SA414 contains areas well above ‘ordinary’ countryside and
has demonstrable physical attributes and identified qualities valued in published landscape
assessments which provide supporting evidence for the Horsham District Local Plan and
the South Downs National Park’s emerging Local Plan (adoption is anticipated imminently).
This leads to the conclusion that SA414 should be considered a ‘valued’ landscape within
the meaning of NPPF paragraph 170. The NPPF states that ‘valued’ landscape should be
protected and enhanced.

5.4.

We would challenge the consideration of SA414 being an appropriate location for a new
town in landscape and visual terms.
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Figure 13: SA414 SHELAA Area Map (source: HDC SHELAA Housing Land Report by Parish,
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Figure 1: Site Location in relation to SDNP and High Weald AONB
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Figure 2: Topography with SDNPA Viewpoint and Landmark locations
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Figure 3: Heritage, flooding and PROW crossing site
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Figure 4: Sussex Historic Landscape Character Assessment – age of the landscape
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Figure 5: Viewpoint plan
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Figure 6: Representative viewpoint photographs – Viewpoint 1
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Figure 7: Representative viewpoint photographs – Viewpoint 2
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Figure 8: Representative viewpoint photographs – Viewpoints 3-5
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Figure 9: Representative viewpoint photographs – Viewpoints 6-7
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Figure 10: Representative viewpoint photographs – Viewpoints 8-9
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Figure 11: Representative viewpoint photographs – Viewpoints 10-12
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Figure 12: Representative viewpoint photographs – Viewpoints 13-14
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Figure 13: SA414 SHELAA Area Map (source: HDC SHELAA Housing Land Report by Parish, December 2018)
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APPENDIX 3: LIST OF SOUTH DOWNS NATIONAL PARK REPRESENTATIVE
VIEWS CLOSE TO THE SITE
List of South Downs National Park representative views close to the site (taken from Table 2-1 of the
South Downs National Park: View Characterisation and Analysis (2015)
5.5.

View number
5.6.and
name

Reason for selection

5.7.

2: Devil’s Dyke
5.8.

There are a range of viewpoints in this popular recreational area, offering
views that are noted in the SDILCA and in literature about the South Downs
Way National Trail. These include views into the large dry valley of the
Devil’s Dyke, a key and distinctive landscape feature of the SDNP, views
north from the Adur to Ouse Downs Scarp (LCA H2) over the Low Weald
(noted in the SDILCA), and also views southwards to the coast . The
selected view, from close to the OS trig point to the west of the Dyke,
provides panoramic views over the Weald, along the scarp and also south
over the rolling chalk dip-slope down to the sea at Hove.

5.10.
5.11.

5.14.

5.9.
4: Edburton 5.12.
Hill

5.13.
29: Wolstonbury
5.15.
Hill
5.16.

An OS-marked viewpoint providing 360 degree panoramic views from the top
of a steep Downs scarp looking north to the Low Weald. The viewpoint is
noted in the SDILCA as typical of views from the Adur to Ouse Downs Scarp
(LCA H2) and is noted as a key viewpoint in literature about the South
Downs Way.
This viewpoint is located on a prominent hill and is a natural vantage point
from which to enjoy views of the weald, the sea and the downs, including
Newtimber Hill and Devil's Dyke. The “breathtaking panoramic views” are
noted in information about the hill on the National Trust’s website.
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APPENDIX 4: SDNP PHOTOGRAPH MONITORING POINTS
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APPENDIX 5: FLOODING IN THE NEW TOWN AREA: OCTOBER 2014 (PRODUCED BY LAMBS)

