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Preamble 
 

The purpose of this paper is to provide evidence to Horsham District Council (HDC) for the inclusion 

of an anti-coalescence gap policy within the Submission version Slinfold Neighbourhood Pan (SNP). 

The paper looks at issues of landscape quality and character, development proposals, policy 

justification and flooding. The paper has been produced in response to comments received as part  of 

the Regulation 14 Pre-submission Plan. 

 
Background 

 

Local Gaps, Green Gaps and Strategic Gaps have been the subject of much scrutiny from examiners in 

the light of the NPPF guidelines and are proving to be a more nebulous concept to justify with current 

legislation. The District’s planning policy position with respect to anti coalescence gaps sets out how 

the District wishes to ensure that settlements retain their unique identity and that the undeveloped 

nature of the landscape between towns and villages is retained. The District policy sets the framework 

for neighbourhood plans to include locally specific anti coalesce policies to ensure local landscapes 

will be protected from development which would result in the coalescence of settlements 

 
This paper highlights relevant Neighbourhood Plan policies and Examiner’s Reports. There are 

examples across the country where such policies have been recommended for deletion and in other 

cases such policies have been positively received by Examiners. These examples are useful to highlight 

the national approach to such policies. 

 
From the initial consultation, a gap to prevent coalescence between Slinfold Village and Broadbridge 

Heath (BBH) was a key requirement of residents to be addressed in the Slinfold Parish  Neighbourhood 

Plan. The Parish has seen significant urban extension in its neighbour parish of BBH and much of this 

is still in the process of being constructed and bedding in. The Broadbridge Heath Parish Plan (BHPP) 

2004 highlights how the Parish retains local gaps between itself and Slinfold and that residents 

“strongly want to retain this”. Front of Slinfold parishioner’s minds remain concerns over the provision 

of some key infrastructure elements (the primary school at BBH remains unfunded). These 

circumstances will inevitably impact Slinfold’s capacity to develop further and is already putting 

pressure on numbers at the school (with the potential that children living in Slinfold may not be able 

to obtain a place at their only catchment school) and unwanted school bound traffic onto the inbound 

and outbound road network raising highway safety issues for the many residents who walk to and 

from school, the shop, church, village hall etc throughout the day. 

 
It is recognised that coalescence does not occur with one single development. Iit is not the final infill 

development that joins two settlements that can be attributed with their coalescence, but rather the 

insidious creep of settlement expansion that occurs over generations. HDC has not taken forward its 

previous strategic gap policy, instead replacing it with a coalescence policy (27 appendix 5 to this 

note). In light of the challenge to define coalescence, this note draws on the form and function of the 

area it seeks to protect from coalescence between the village and Broadbridge Heath. 

 
The policy wording in the Slinfold Parish Neighbourhood Plan is: 
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Development proposals 
 

The area between Slinfold Village and Broadbridge Heath has been subject to two substantial 

developer proposals, one to the east on Lower Broadbridge Farm LBBF (50-200 units) and the other 

west of the Arun on Lyons Farm (200-500 units). The site assessments carried out by the proposed 

developers' of these sites are attached at Appendix 4). The two proposals straddled the Arun, with 

the larger project to the west of the Arun flood zone. 

 
Whilst LBBF landscape capacity assessment indicated moderate-high capacity, feedback from HDC 

and BBH PC was negative. HDC considered any development would be premature until the adjoining 

Wickhurst Green project had completed. HDC also considered the A264/A281 presented a difficult 

barrier for any development to address in terms of connectivity to existing Broadbridge Heath village.  

Broadbridge Heath PC reiterated HDC’s comments. 

 
In appendix 4, the inspector's comments made for the HDPF set out his view on development on Lyons 

Farm as follows, “I agree with the Council that [it] is difficult to envisage how the  new housing area 

would integrate with the expanded village [of Broadbridge Heath].” 

 
Landscape 

 

Recent examiner comments have pointed towards justification of gaps from a landscape aspect 

(Albourne and Hurstpierepoint and Oakley and Deane). 

 
The area between Slinfold and Broadbridge Heath represents an important part of the parish’s 

landscape. An extract form the Slinfold Parish Design Statement for this area states the following:- 

 
“Lyons Road and East of the village Lyons Road leads out of the village towards Horsham. It 

retains its character of a rural lane and acts as an important buffer between Slinfold and 

Broadbridge Heath/Horsham. There are a few older houses*, including a couple of timber 

framed former farmhouses and a building that was built as a terrace of four almshouses in 

the 1830s. However the majority of the houses, many of them at the village end of the road, 

were built in the second half of the 20th century. At the other end of the road, the 
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farm buildings opposite Lyons Farm have been converted into a small development of 

business units, but retain a certain character.” 

 
(*At LBBF the landscape provides the setting for two Grade ii listed buildings.) 

 
The area is bordered for its full length by Lyons Road. Equi-distant between Slinfold  and Broadbridge 

Heath lies an important feature: 

 
The Horsham Stone found in the Lower Weald Clay in the Slinfold Stream and Quarry locality 

contains the only example of Equisetites found in Wealden Clay and has been granted SSSI 

status. It also records the earliest known incursion of Cornubian materials, such as high K 

feldspar, tourmaline and garnet, into the Weald. 

 
In the 'Landscape Sensitivity and Capacity Appraisal of Housing Sites September 2015', the LBBF 

Contribution to Landscape Setting/Local Green Gaps was considered to provide a major contribution 

whilst the quality of landscape was considered low and so able to sustain a moderate level of 

development. 

 
HDC Landscape Capacity Assessment 2014 is appended (6) and lists the relative capacities in this 

area as moderate around LBBF and no/low for the land further west. 

 
Arun flood zone 

 

Flooding is a concern for the parish and whilst the flood zones have separate protection, there is 

widespread acceptance that development will exacerbate the likelihood of surface water flooding.. 

Scott Wilson's April 2014 report (Strategic Flood Risk Assessment: Sequential Test) identifies Slinfold 

as one of a number of locations that suffers from pluvial flooding. 

 
Scott Wilson's report (Horsham District Council, Strategic Flood Risk Assessment, Final Report – 

Revised 2010) identified this area as including flood zones 2 and 3 and consequently through its flood 

zone status, it already has a level of restraint on development. The winter of 2013/14 was particularly 

wet for Slinfold and the A264 immediately adjacent to the LBBF and Lyons Farm sites was cut off for 

some periods when the Arun burst its banks and flooded the road and nearby water treatment works 

which serves the east of the parish to the east of the A264. In their report, Scott Wilson warned of the 

likely trend of flooding becoming more frequent and identified some shortcomings in the modelling 

to up to that date. 

 
“It is considered that urban development and increased flows will place more pressure on the 

existing drainage network in Horsham and will result in more surface water flooding, urban 

drainage capacity being exceeded with greater frequency, and more extensive flooding from 

urban watercourses. Flooding from surface water has not been quantified, but it is known to be 

significant and is predicted to increase in the future.” 

 
The 2014 Scott Wilson study did not look at further quantification of surface water flooding in this 

area. 
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It is posited that, until further modelling has been undertaken and quantified as set out by Scott 

Wilson, that the east of the parish adjoining Broadbridge Heath needs protection from further 

urbanisation. 

 
 
 

 
Policy 

 

Extracts for the examiner’s report for Albourne and Hurstpierpoint Neighbourhood Plan are provided 

in Appendix 2. This report guides that justification of ‘gaps’ is to be based on landscape protection. It 

is recognised that for Slinfold, the character and quality of this area is low in terms of aesthetic i.e. 

visual impact, but high in terms of assets. It also, however, has a high functional  quality in terms of 

withstanding the impacts of climate change. Where this natural landscape provides a sustainable and 

extant mitigation for run-off and discharge, this should be seen as being consistent to be used to 

prevent coalescence and is supported by provisions within NPPF. The examiner for Albourne and 

Hurstpierpoint commented: 

 
“In particular, NPPF 97 refers to the cumulative landscape and visual impacts and those landscapes 

that form the spaces in between such as the areas proposed in APNDP Policy ALC3. NPPF also  

recognises the ability to withstand climate change that such landscape areas can provide, NPPF 99.” 

 
The examiner for Oakley and Deane criticised their Green Gap policy as it jumped the gun of emerging 

local policy which the examiner said was in any case of a strategic nature (see extract report in 

Appendix 3). In Slinfold’s case, with both Horsham’s coalescence policy and SNP’s own Policy 1 that, 

there is policy support for the anti-coalescence policy. Furthermore, the anti- coalescence gap is also 

consistent with SNP Policy 5. 

 
“Policy 5 Follow best practice in Sustainable Urban Drainage techniques.” 

 
Slinfold Anti-Coalescence Gap 

 

The Anti-coalescence Gap Plan is shown below and represents a triangulation between Slinfold and 

the easterly parish boundary. 
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Conclusions 
 

SNPWG has examined a number of gap policies and understands the current hurdles in evidencing the 

need for such a policy. SNPWG believes an anti-coalescence policy is justified on the following basis: 

 The policy has oversight form HDC’s own coalescence policy. 

 An anti-coalescence policy was the top priority of the Slinfold parish residents during 

consultation. The NP policy has been consulted on and comprehensively supported from the 

outset of the plan process. 

 SNP has an explicit policy in favour of sustainable drainage. 

 The landscape quality and value is derived from several sources: 

o By nature of the generally low lying flat landscape, distant views across this area are 

constrained. 

o The quality of the assets within this area is high including one important SSSI. 

o The area performs a functional role as part of the sustainable drainage and run off 

for the Arun. 
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Appendix 1 

 
Extract from: Horsham District Council, Strategic Flood Risk Assessment, Final Report – Revised 2010 

(Prepared by Scott Wilson) 
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“Areas of low, moderate or high flood risk where we are already managing the flood risk effectively 

but where we may need to take further actions to keep pace with climate change. This policy will tend 

to be applied where the risks are currently deemed to be appropriately-managed, but where the risk 

of flooding is expected to significantly rise in the future. In this case we would need to do more in the 

future to contain what would otherwise be increasing risk. Taking further action to reduce risk will 

require further appraisal to assess whether there are socially and environmentally sustainable, 

technically viable and economically justified options. 

It is considered that urban development and increased flows will place more pressure on the existing 

drainage network in Horsham and will result in more surface water flooding, urban drainage capacity 

being exceeded with greater frequency, and more extensive flooding from urban watercourses. 

Flooding from surface water has not been quantified, but it is known to be significant and is predicted 

to increase in the future. 

The adopted policy for this area is to take action to ensure that Horsham continues to be protected 

from flood risk to the same standard of protection in the face of climate change and continued  urban 

development. 

To ensure this policy is fulfilled, it is proposed to continue working alongside HDC to influence spatial 

development in the area with the aims of ensuring no increase in runoff from new developments and  

to  encourage  the  use  of  SuDS.    In  addition,  it  is  proposed  to  prepare  a  Surface  Water 
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Management Plan (SWMP) with HDC and the Water Companies to address the effects of climate 

change and development. “ 

 
 

2016 Environment Agency Flood warning areas 
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Appendix 2: Extracts from examiner report for Albourne and Hurstpierpoints: 

 
Concern had also been raised over the local gaps designation in APNDP Policy ALC3, particularly 

‘washing over’ development south of the village. Both areas 1 and 2 of this policy between Albourne 

and Hurstpierpoint and Sayers Common could conceivably be subject to pressure for further 

development, being between medium to larger settlements and in relatively close proximity. 

However, the area between Albourne and Twineham and appears to incorporate an isolated ‘finger’ 

of countryside not bordered by or even relatively close to medium to larger settlements and with no 

justified purpose provided. This element is therefore removed from the Plan. 

 
Coalescence, although not specifically mentioned in the NPPF, is nevertheless an issue of landscape 

quality and character which are specifically managed within NPPF. In particular NPPF 97 refers to the 

cumulative landscape and visual impacts and those landscapes that form the spaces in between such 

as the areas proposed in APNDP Policy ALC3. NPPF also recognises the ability to withstand climate 

change that such landscape areas can provide, NPPF 99. NPPF 109 and NPPF 58, bullet point 2 and 3 

are particularly concerned with the impact of development on local character. The SEA/SA appraisal 

finds in favour of this Policy approach, stating it ‘would positively respond to the need to protect 

settlement identity by offering targeted and focused areas to limit development. This would offer 

environmental protection, whilst not undermining infrastructure and housing provision’. Therefore, 

including such a policy within the APNDP is compatible with the NPPF, subject to modifications to 

remove the superfluous area to the north-west and remove the word ‘only’. 

 
Subject to modifications, I am therefore satisfied that sufficient safeguards exist to enable these 

policies to meet the principles supported in the Plan of landscape protection and housing and  

business provision, to meet the requirements of ‘general conformity’ with NPPF and adopted policy 

as well as the direction of travel of the emerging local plan and accordingly to meet the Basic 

Conditions. 

 
Development will only be permitted/ supported in the countryside provided that it does not 

individually or cumulatively result in coalescence and loss of separate identity of neighbouring 

settlements or perception thereof; and provided that it does not conflict with other Countryside 

policies in this Plan. 

 
Development for essential utility infrastructure will be acceptable in exceptional circumstances only 

where it can be demonstrated that there are no alternative sites suitable and available, and that the 

benefit outweighs any harm or loss. 

 
Local Gaps between the following settlements define those areas covered by this policy and are shown 

on Map 9.2, below on Page 24. 

 
Albourne and Sayers Common; Albourne and Hurstpierpoint; 
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Appendix 3: Extract from report for Oakley & Deane 

 

 
Oakley and Deane Neighbourhood Plan - Basingstoke 

 

 



12 
 

Insert Aeri al 

Photo 

Appendix 4: Lyons Farm and Lower Broadbridge Heath Farm Developers' site assessment data 
 
 
 

Slinfold  Neighbourhood Plan 

Housing  Land  Availability Assessment 

NP Site Reference 
  

 

 
 
 
 
 

Site Address 

 
 
 

Land at Lyons Farm 

and Broadbridge Farm, 

Broadbridge Heath, 

Horsham 

 
 
 
 
 
 
 
 
 
 
 

Site 

Context 

 

Site Area 
 

39.74 Ha 

 
Current Land Use 

 
Agricultural / Nil 

 
PDL/Greenfield 

 
Greenfield 

 
Boundary Treatment 

 
Tall vegetation and low fencing 

 
Adjacent Land Use 

 
Residential and agricultural 

Topography The site is relatively flat with the land rising 

upwards to the north (where development 

will not be located) 

 
 
 
 

Planning History 

 
Lyons Farm – Planning permission SF/21/94 

granted on 31 July 1997 for creation of fish 

ponds, erection of fisherman’s huts and 

toilets with ancillary parking. 

Lower Broadbridge Farm – Allocated as 

“Developable” within Horsham District 

SHLAA. 

Biodiversity and 

Arboriculture 

Biodiversity 

Designations  (e.g. SSSI) 

 
None 
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Arboricultural 

Designations (e.g. 
SANW/TPO) 

 
None 

 

 
Surveys 

 
Landscape Appraisal, Transport 

Assessment, Ecology Survey and Habitat 

Map, and Social Infrastructure assessment. 

 
 

 
Comments 

 
As part of our submission to the Horsham 

District Planning Framework we have 

undertaken a detailed exercise including a 

Masterplan to demonstrate how the site is 

developable and deliverable with minimal 

social and environmental impacts. 

 
 
 
 
 

 
Heritage Assets 

 
Listed Buildings or SAM 

 
None 

 
Conservation  Area 

 
None 

 
Archaeological 

Potential 

 
Not designated as having archaeological 

potential. 

 

Comments 

 

The site is free from any such constraints. 

 
 
 
 
 
 
 
 

Landscape 

 
Designations  (eg AONB) 

 
No landscape designations. 

 
 

Character 

 
The site is on the edge of an existing 

settlement and opposite the Wickhurst 

Green development. The site is therefore 

semi-rural in character. 

 

 
Prominence 

 
Our landscape assessment demonstrates 

that the site is not prominent and therefore 

development will have minimal impacts. 

 

 
Comments 

 
The landscape appraisal confirms that the 

site is not affected by any landscape or 

spatial planning designations and has 

identified suitable areas for development 
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taking into account local characteristics. 

This appraisal has directly influenced the 

Masterplan. 

 
 
 
 
 
 
 

PROW 

 
Within site 

 

Existing right of way running through Lyons 

Farm. 

 
Adjacent 

 
On all sides of the site. 

 
 
 
 

Comments 

 
The existing PROWs in and around the site 

are disconnected and development of the 

site provides a real opportunity to develop 

integrated connections. It is envisaged that 

a new PROW could be created along the 

riverside linking the existing PROW to the 

north with land to the south. 

  
SFRA data 

 

Parts of the site adjacent to the Arun are in 

Flood Zones 2 and 3. 

 
 

 
Surveys 

 
The site is large enough so that the area 

allocated for development will not be within 

the Flood Zones.  These areas are to be 

kept as open space and shall be used to 

provide accessible open space, PROWs and 

a nature reserve. 

 
 
 
 

Comments 

 
Our Masterplan demonstrates that 

development would not need to take place 

within the identified Flood Zones. The 

existing dwellings within the site suffer from 

existing flooding problems and the 

development provides an opportunity to 

provide betterment to this regard. 

  
Proximity (in km) to 

 

Primary 

school 

8 primary schools within a 3 

mile radius of the site. 

Shelley Primary School 

being the closest less than 

2km from the site 

 

Secondary 

school 

Tanbridge House is 

approximately 3km from the 

site. 
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Accessibility 

 
Post Office/ 

Convenience 

store 

Broadbridge Heath less than 

2km from the site. 

 
Health Facility 

There are 8 GP surgeries 

within a three mile radius of 
the site with capacity. 

Childrens play 

area/ formal 

sports pitch 

Over 3km away, identified 

shortfall in Broadbridge 

Heath 

 
 

Bus stop 

Bus stops are located on 

both of the roads bounding 

the site, within 150m on Five 

Oaks Road (A264) opposite 

Newbridge Nurseries, and 

within 200m on Lyons Road. 

Railway 

station 

Horsham Town (circa 3 

miles) 

 
Village centre 

Broadbridge Heath – 1km 

Slinfold – 2km 

 
 
 
 
 

Vehicular access 

constraints 

 
We have undertaken and transport 

assessment which demonstrates the 

development would not have a material 

impact on existing highway capacity and 

only relatively minor works would be 

required to create a suitable vehicular 

access to the site. 

 
 
 
 
 

Comments 

 
The site is truly deliverable as there are 

almost no physical or visual constraints that 

would restrict viability. As such, the 

development can meet existing social 

infrastructure needs as well as mitigate the 

impact of the development itself. We have 

undertaken a Social Infrastructure Audit 

which identifies that there is a particular 

shortage in dentist capacity and sports 

pitches. These could easily be provided for 

within the development site. 

 

 
Utilities 

 
Water supply 

 
Would connect to existing services 

 
Foul drainage 

 
Would connect to existing services 
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Surface Water drainage 

SUDS would be incorporated within any 

development 

 
Electricity etc 

 
Would connect to existing services 

 

 
Comments 

The site is un-constrained but relates well to 

the existing development so that connection 

to existing services will not be problematic. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Site Consideration 

 
 
 
 

 
Ownership 

Lyons Farm is within the sole ownership of 

the applicant, Prime UK Land Ltd. Lower 

Broadbridge Farm is also in a single private 

ownership and has already been allocated 

by the Council as “developable” in its 

SHLAA (site ref. SA103). There is an 

understanding between the two owners to 

jointly develop the site as one. 

 
Constraints 

As above, very few constraints within the 

site. 

 
Proposed Use 

Residential led development with flexibility 

to incorporate other uses in negotiation with 

the District Council and the Parish. 

 
Estimated Capacity 

500 homes plus dental / GP surgery and 

local convenience store. 

 
Mitigation 

Necessary mitigation will be provided where 

identified. 

 
Deliverable/ 

Developable/Achievable 

Deliverable immediately and pace of 

developed can be agreed with the Council 

to phase development in line with the 
Council’s  strategic ambitions. 

 
 
 
 

Comments 

As noted above, if allocated development 

would be delivered at the earliest possible 

opportunity. The lack of constraints means 

that the site is deliverable immediately to 

support the District’s housing requirements 

in a socially and environmentally sustainable 

manner. 
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Extract from Inspectors report HDPF re: 

“Lyons Farm 

91. Development of this large site (capable of taking more than 500 dwellings) would be seen as a 

separate entity to the main area of urban extension at Broadbridge Heath, beyond the settlement 

boundary established in the former Structure Plan. The main part of the site would be over 750m from 

the centre of Broadbridge Heath and I agree with the Council that is difficult to envisage how the new 

housing area would integrate with the expanded village.” 
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Appendix 5 

HDC Planning Framework November 2015 

“Settlement Coalescence - Policy 27 

9.19 Horsham district is characterised by rural countryside interspersed with a network of market 

towns, villages and small hamlets. There is a need to retain the network of rural settlements and their 

separate identities, and it is important to contain the rural settlements and retain the sense of leaving 

one place and arriving at another. There are places where further development in the gap between 

settlements would result in the areas joining and losing their own individual sense of place. Even 

where there is countryside between settlements, the presence of buildings, signs and other 

development along roads prevents the sense of leaving a settlement and passing through the 

countryside. At night, various forms of artificial lighting can also lead to a sense of continuous  

urbanisation. A particular example is the A264 between north eastern edge of Horsham  and Crawley. 

Other communities in the district have raised concerns about the potential for other settlements to 

merge, including Southwater and Horsham. 

9.20 Whilst the existing situation cannot be addressed by planning policy, further urbanisation can be 

resisted. This policy will ensure that settlements retain their unique identity and the undeveloped 

nature of the landscape between towns and villages will be retained. The Council will consider how 

proposals fit within the wider topography and whether landscape features such as the network of 

fields, trees and hedgerows are conserved, and therefore maintain the break between settlements. It 

will also seek to limit other urbanising impacts including increased lighting, traffic movements and 

ribbon development along road corridors. 

Policy 27 

Strategic Policy: Settlement Coalescence 

Landscapes will be protected from development which would result in the coalescence of settlements. 

Development between settlements will be resisted unless it can be demonstrated that: 

1. There is no significant reduction in the openness and ‘break’ between settlements. 

2. It does not generate urbanising effects within the settlement gap, including artificial lighting, 

development along key road corridors, and traffic movements. 

3. Redevelopment of existing sites that seek to reduce the existing urbanised character and 

appearance of an area between settlements, particularly along road corridors, will be supported. 

4. Proposals contribute to the conservation, enhancement and amenity of the countryside, including 

where appropriate enhancements to the Green Infrastructure network or provide opportunities for 

quiet informal recreation.” 
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Appendix 6 

Extracts from HDC Landscape Capacity Assessment 2014 

Local Landscape Character Area 31: Land East and South of Broadbridge Heath 

 

 
Landscape Character Sensitivity 

 
 

This area forms part of the Arun river valley. It has a distinctive meandering course with dense 

riverside vegetation. There is a small scale field pattern with small riverside pastures. There are 

attractive cross valley views. Unspoilt rural character and landscape in good condition 

 
 

Visual Sensitivity 

 

 
Although well enclosed by a strong framework of hedgerows, copses and trees the prominence of 

valleyside landform means that there is moderate sensitivity to large scale housing development, with 

a greater sensitivity to employment development due to the greater height and scale of this type of 

development. 

 
 

Landscape Value 

 

 
Ecological interest of river, and adjacent habitats including woodland on valleysides. Ancient 

Woodland on High Wood Hill is designated as an SNCI. There is an area of historic and archaeological 

interest around Broadbridge Farm. The area currently has a moderate to high degree of tranquillity 

although this may change as a result of the strategic development south of Broadbridge Heath. The 

area has good public access to an attractive landscape with amenity value, which may grow in 

importance as a result of the nearby strategic development. 

 
 

Landscape Capacity 

 

 
Due to the predominantly attractive landscape character and qualities including features such as the 

river Arun and woodland areas, together with the generally good condition of the landscape, it is 

considered that there is no/low capacity to absorb large scale development. 
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50 

Local Landscape Character Area 32: Land East of Broadbridge Heath 

 

 
Landscape Character Sensitivity 

 
 

This area is characterised by a flat landform with a medium scale arable and pasture field pattern 

There are prominent lines of oaks on some field boundaries. Some urban edge influences from 

adjacent development. Farmstead of Lower Broadbridge Farm. Moderate landscape condition due to 

localised intrusion of modern farm buildings and some erosion/loss of hedges. 

 
 

Visual Sensitivity 

 
 

Partial enclosure by hedgerows and trees results in moderate sensitivity to housing development in 

this area. There is a moderate to high sensitivity to employment development due to the greater 

height and scale of this type of development. 

 
 

Landscape Value 

 

 
Low tranquillity due to proximity of the urban edge of Broadbridge Heath and the A281. Some public 

access with a few attractive views towards the Arun valley 
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Landscape Capacity 

 
 

Some of the key features and qualities are sensitive to large scale development, but there is some 

capacity for large scale housing development in this area due to the form of the landscape character 

area (i.e. relatively flat topography), and its moderate landscape condition. Employment development 

would however be more damaging as it could in particular intrude on the adjacent visually sensitive 

Arun Valley. 

 

 

 


