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Section 1 
Introduction, Background, Aims and Scope 

 
 
 Introduction 
 
1.1 The Environmental Dimension Partnership Ltd (EDP) has been commissioned by 

Shoreham Harbour Regeneration Partnership: Adur and Worthing Councils, to undertake a 
study to advise on the suitability of, and capacity for, tall buildings at Western Harbour Arm, 
Shoreham (SS4). This study is to inform development control decisions and the formulation 
of planning policy through the Shoreham Harbour Joint Area Action Plan.  
 

1.2 EDP is an independent environmental planning consultancy with offices in Cirencester 
Shrewsbury and Cardiff. The practice provides advice in the fields of landscape, ecology, 
archaeology, masterplanning, arboriculture, rights of way and agricultural land matters. 
Details of the practice can be obtained at our website www.edp-uk.co.uk.  
 

1.3 The site comprises 12.73 hectares (ha) of low-density employment and retail warehousing. 
The site includes the land between Shoreham-by-Sea historic town centre, in the west, to 
Kingston Village Green, to the east; it is bounded by the River Adur to the south, and 
predominantly by the Brighton Road (A259) to the north. A small area at the western end 
of the site, the Adur Civic Centre and car park, extends north of the road to the 
West Coastway railway line. To the south of the river lies Shoreham Beach residential area, 
with the shingle beach beyond. Immediately to the north of the railway lies residential 
development and low density employment and retail warehousing; beyond this the 
predominantly residential area of Shoreham-by-Sea rises up the dip slope of the 
South Downs, to the boundary of the National Park, with the open slopes of the downs 
rising beyond. 

 
1.4 The site location is shown on Plan EDP 1 while the site boundaries are shown at 

Plan EDP 2. 
 
 
Background 
 

1.5 Shoreham Harbour Regeneration Partnership (composed of Adur District Council, Brighton 
& Hove City Council, West Sussex County Council and Shoreham Port Authority) is currently 
producing a Joint Area Action Plan (JAAP)1 for the Shoreham Harbour Regeneration Area 
(SHRA). The SHA stretches around 3 miles from the Adur Ferry Bridge in Shoreham-by-Sea 
through to Hove Lagoon. It is bounded to the north by the West Coastway railway line, and 
to the south by the River Adur and the English Channel. The A259 runs east-west through 
the regeneration area.  
 

1.6 The JAAP identifies and contains proposals for seven character areas, including four 
allocations for proposed development of new housing and employment space. The Western 

                                                 
1 Shoreham Harbour Joint Area Action Plan Revised Draft for Consultation December 2016 

http://www.edp-uk.co.uk/
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Harbour Arm Waterfront is one of these four allocations and falls within Character Area (CA) 
7: Western Harbour Arm. 
 

1.7 The site falls within Character Area (CA) 7: Western Harbour Arm, with the exception of 
Adur Civic Centre (now vacant) and car park, which fall outside the regeneration area 
adjacent to its north-western boundary.  
 

1.8 The site comprises the whole of the proposed allocation SS4 - Western Harbour Arm 
Waterfront Area together with the Adur Civic Centre and car park and a site currently under 
construction at 79-81 Brighton Road. 
 
 
Aims of the Report 
 

1.9 The aims of this study are: 
 

1. To advise on the suitability of and capacity for tall buildings at Western Harbour Arm, 
Shoreham; and 

 
2. To inform the formulation of planning policy through the JAAP and thereby to inform 

development control decisions. 
 
1.10 The site will be assessed for its appropriateness for tall buildings and, if found to be 

appropriate, to determine the most appropriate location, and tall building form in terms of 
height profile, for tall buildings within the site area. This assessment will be with regard to 
building height and landscape, visual and heritage considerations only. 

 
 

Scope of the Report 
 
Natural and Built Environment 
 

1.11 The remit of this study is confined to consideration of the natural and built site context with 
regard to landscape and visual and heritage matters only; it has not undertaken a 
consideration of other natural or built matters including ecology or traffic, or urban design 
considerations, such as urban grain and building height in relation to open spaces 
and routes. However, it is stressed that these considerations should contribute to any 
decision regarding the appropriateness of tall buildings across the site.  
 
Building Design 
 

1.12 In addition, once a decision has been made regarding the appropriateness of tall buildings 
in any particular location the ultimate planning success, in terms of making a positive 
contribution to the locality will depend on the design quality which can be ensured through 
the application process. 
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Legibility 
 

1.13 In an assessment for tall buildings, it is also important to consider the impacts that these 
buildings would have on legibility and the creation of views towards them. Tall buildings will 
often create their own views, improving the legibility of a place and the wider area. 
Relationships with the wider area and opportunities to offer improved legibility will be 
considered. 

 
Key Tasks 

 
1.14 In compiling this report EDP has undertaken the following key tasks: 

 
• A brief review of the existing planning approach in statutory planning documents, 

including an assessment of the draft JAAP policies on tall buildings; 
 
• A review of landscape and townscape studies relevant to the site; 
 
• Identification, through desk based study and on site assessment of the viewshed of 

and key views to the site, with particular reference to: 
 

o The key and significant buildings and cultural reference points that contribute 
to the unique character of Shoreham, with special reference to St Mary de 
Haura Church (Grade I listed), Kingston Lighthouse (Grade II listed), the historic 
fishing village comprising the settlement core, the harbour entrance, and the 
wider estuarine and nautical character; 

 
o The identified setting of the key heritage assets in the Shoreham area, in line 

with Historic England’s ‘The Setting of Heritage Assets’22; and 
 
o The South Downs National Park. 

 
• A field assessment of local site circumstances, including a photographic survey of 

the character and fabric of the site and its surroundings, and from a number of 
representative viewpoint locations (photoviewpoints or PVP). The field assessment 
was undertaken by a qualified, experienced landscape architect and heritage 
consultant; 

 
• Evaluation of the impact and suitability of development of tall buildings on townscape 

and landscape across the study area in relation to key views; and 
 
• An analysis of the likely landscape and visual effects, and suitability of development 

of midrise and tall buildings on Adur’s landscape in relation to key views. The level 
of effect is determined by combining the magnitude of the predicted change with the 
assessed sensitivity of the identified receptors. The nature of any predicted effects 
are also identified. 

                                                 
2  The Setting of Heritage Assets, Historic Environment Good Practice Advice in Planning: 3, Historic England, July 2015 
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Study Area 
 
1.15 To establish the baseline and the potential limit of notable effects, the study area has been 

viewed at two geographical scales. The study area is distinct from the site which is 
described below.  
 

1.16 A broad study area of up to 5km from the site has been adopted as the initial search area, 
as illustrated on Plan EDP 1. This enables the geographical scope of the assessment to be 
defined and provides the wider geographical context of the study. Within this area, the 
search has focused on identifying the local planning policy context; identifying national and 
local landscape designations and other relevant designations and providing a general 
geographical understanding of the site and its broader context, for example, in relation to 
landform, transport routes and the distribution and nature of settlement.  

 
1.17 Following this initial analysis and subsequent field work, and having an appreciation of the 

development proposed, the study area has been refined to focus on those areas and 
features that are assessed as likely to be affected by the proposals. The extent of this 
detailed study area is 3km from the site boundary (Plan EDP 7), although occasional 
reference may be made to features beyond this area, where appropriate. 

 
Tall Building Definition 

 
1.18 CABE guidance ‘Tall Buildings’3 states: 

 
“What might be considered a tall building will vary according to context. It is clearly the 
case that a 10-storey building in a mainly two-storey neighbourhood will be thought of as 
a tall building by those affected, wheras in the centre of a large city it may not. It is therefore 
important that the zone of visual influence in an individual proposal is clearly identified as 
a first step in assessing potential impacts.” (para. 5.2) 
 

1.19 The ‘Adur District Council Character Study’4 provides a description of the built form, 
including building height, across Adur District. The findings of this study were broadly 
verified during visits and, based on these findings, for the purposes of this study building 
heights are defined as set out below: 

 
• Midrise Buildings (4-6 storeys) – 12-18m; 
 
• Tall building (7-10 storeys) – 21-30m; and 
 
• Very Tall building (11+ storeys) – 33m+. 
 
 
 
 

                                                 
3 Tall Buildings: Advice on plan-making, submitting, assessing and deciding planning proposals, English 
Heritage and Design Council, 15 October 2014 
4  Adur District Council Character Study, Tibbalds, June 2009 
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The Site 
 

1.20 The site comprises 12.73 hectares (ha) of land between the historic town centre at      
Sussex Yacht Club tidal marina to the west and Kingston Village Green, to the east; it is 
generally bounded by the River Adur, to the south, and by the Brighton Road (A259) to the 
north. However, the site includes Adur Civic Centre and car park, which sit towards the 
western end of the site between the A259 and the West Coastway railway line. In addition, 
the site excludes an office block on the river frontage at the western end of the site. The 
site is predominantly large industrial and open storage premises associated with dock 
usage. The site also includes a new building under construction (January 2017) at the 
western extent of the site. This comprises mixed-use development of 132 dwellings, a 
1265sqm foodstore and 121sqm of ancillary commercial floorspace in a 5-7 storey 
building. This area is not, therefore, available for proposed development and has been 
excluded from consideration in this regard within this report as illustrated on Plan EDP 2. 
 

1.21 The western extent of the site abuts the south-eastern extent of Shoreham-by-Sea 
Conservation Area which is described as “Riverfront which is characterised by clustered 
development around a riverside setting, yacht club and boats on the river”5. 
 

1.22 The eastern extent of the site abuts Kingston Village Green including Kingston Beach, 
Kingston Buci Lighthouse (Grade II Listed), which marks the entrance to the Port, and 
Shoreham Rowing Club. The green wraps around the RNLI’s distinctive new lifeboat station. 
 

1.23 The draft Joint Area Action Plan (2016) proposes the comprehensive redevelopment of the 
Western Harbour Arm Waterfront to become an exemplar sustainable mixed use area. The 
JAAP includes a proposals map which is included at Appendix EDP 1 of this report. 

  

                                                 
5 Shoreham-by-Sea Conservation Area Character Appraisal & Management Strategy (ADC: 2008)   



Land at Western Harbour Arm  
Tall Buildings Capacity Study 

EDP3647_02e 
 

6 

This page has been left blank intentionally 
 

 
 



Land at Western Harbour Arm  
Tall Buildings Capacity Study 

EDP3647_02e 
 

7 

Section 2 
Assessment Methodology 

 
 
2.1 The guidance on tall buildings produced by Historic England6 has been used as a guide in 

preparing the methodology for this process. The methodology for specific assessment with 
regard to effects on landscape, visual, and heritage assets is set out in the relevant 
sections below.  

 
2.2 The assessment process is as follows: 
 

• Stage 1 – Proposed Change and Development 
Areas of the site that are not suitable for development due to existing and/or 
approved development, will be identified and immediately ruled out for tall buildings 
and for further analysis. Where change is proposed the appropriateness of tall 
buildings will be assessed in the following steps; 

 
• Stage 2 – Character and Setting 

In relation to those areas of the site identified as having potential for tall buildings, 
an appraisal will be carried out of the effect on landscape character and other 
important features and constraints/considerations. This will include consideration 
of: 

 
o Topography; 
 
o Landscape and townscape character; 
 
o The historic context, including Conservation Areas, listed buildings, scheduled 

monuments, and their settings; and 
 
o Main approaches and gateways. 

 
• Stage 3 – Views 

In relation to those areas identified as having potential for tall buildings, an appraisal 
will be carried out to identify representative viewpoints and important views. The 
potential effect of tall buildings on these receptors will then be assessed. This will 
include an assessment of impact on any: 

 
o Strategic views identified through desk based research, e.g. in relation to 

landscape character and heritage assets; 
 
o Representative photoviewpoints; 
 

                                                 
6 ‘Tall Buildings: Historic England Advice Note 4’, Historic England published, 2015 
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o Views identified within Conservation Area Character Appraisals and other 
heritage research; and  

 
o Significant views of skylines. 

 
 
Landscape and Visual Methodology 

 
2.3 The methodology for the assessment of landscape and visual effects prepared by EDP is 

set out in Appendices EDP 1 and 2. This methodology is principally based on the best 
practice guidance within ‘Guidelines for Landscape and Visual Impact Assessment – Third 
Edition’ (LI/IEMA, 2013). 

 
2.4 Other reference documents used to understand the baseline position in landscape terms 

are set out within the relevant section of the report. 
 

2.5 The nature of landscape and visual assessment requires both objective analysis and 
subjective professional judgement. Accordingly, the following assessment is based on the 
best practice guidance listed above, together with information-gathering and field studies. 
It uses quantifiable factors, wherever possible, together with subjective professional 
judgement. It is based on clearly defined landscape and townscape sensitivity, scale of 
change, and geographical extent criteria, as set out in Appendices EDP 2 and 3, that have 
been prepared, tried, and tested by EDP in accordance with the above guidance, and 
clearly defined terms as set out in the glossary at Appendix EDP 4. 

 
2.6 As set out in Appendices EDP 2 and 3, the level of effect likely to be experienced by a 

landscape, townscape, or visual receptor is derived by combining the sensitivity of the 
receptor (its value and susceptibility) and the magnitude of change likely to be experienced 
in accordance with the matrix in Table EDP 2.1. Judgements regarding the level of effect 
also consider its geographical extent, duration and reversibility. 
 
Table EDP 2.1: Levels of Effects Matrix 
Overall 
Sensitivity 

Overall Magnitude of Change 
Very High High Medium Low Very Low 

Very High Substantial Major Major/ 
Moderate 

Moderate Moderate/ 
Minor 

High Major Major/ 
Moderate 

Moderate Moderate/ 
Minor 

Minor 

Medium Major/ 
Moderate 

Moderate Moderate/ 
Minor 

Minor Minor/ 
Negligible 

Low Moderate Moderate/ 
Minor 

Minor Minor/ 
Negligible 

Negligible 

Very Low Moderate/ 
Minor 

Minor Minor/ 
Negligible 

Negligible Negligible/ 
None 

 
2.7 Effects of moderate or greater are considered, for the purposes of this assessment to 

represent changes to the landscape, townscape or view that, alone or in combination, 
constitute a material change warranting weight to be attached to those changes when 
considering the scheme’s compliance with policy and/or acceptability. 
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Heritage Methodology  
 

2.8 With regard to heritage, the aim of this assessment is to identify the potential for changes 
within the settings surrounding heritage assets, (both designated and non-designated as 
appropriate) in terms of the construction of tall buildings within the site and determine 
whether those changes have the potential to affect the heritage significance of the 
identified heritage assets. 
 

2.9 The assessment process was undertaken in accordance with the following guidance: 
 
• With regard to conservation areas: as set out in ‘Historic England Advice Note 1: 

Conservation Area Designation, Appraisal and Management’ (Historic England, 
2016); 

 
• With regard to views: as set out in ‘Seeing the History in the View: A Method for 

Assessing Heritage Significance Within Views’ (English Heritage 2011); 
 
• With regard to setting: as set out in ‘Historic Environment Good Practice Advice in 

Planning, Note 3, The Setting of Heritage Assets’ (HE 2015a); and 
 
• With regard to tall buildings: as set out in ‘Historic England Advice Note 4: Tall 

Buildings’ (HE 2015b). 
 
2.10 In accordance with the guidance above, a computer generated zone of theoretical visibility 

(ZTV) was used to aid in identifying those assets which may potentially be affected by the 
proposed development of tall buildings within the site – Step 1 of HE guidance (see below). 
 

2.11 On a practical level, the Historic England guidance (2015a) identifies an approach to 
assessing setting in relation to development management which is based on a five-step 
procedure: 
 
1. Identify which heritage assets are capable of being affected; 
 
2. Assess whether, how and to what degree setting makes a contribution to the 

significance of the heritage asset(s); 
 
3. Assess the effects of the proposed development, whether beneficial or harmful, on 

that significance; 
 
4. Explore ways of maximising enhancement and avoiding or minimising harm; and 
 
5. Make and document the decision and monitor outcomes.  
 

2.12 As far as this assessment is concerned, the initial focus is on Step 1 of the methodology 
outlined above, to inform the baseline assessment. Thereafter, consideration will be given 
to the establishment of potential effects of a tall building development on significance, as 
set out in Steps 2 and 3, with specific regard to location and siting, albeit acknowledging 
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that Step 3 can only be fully undertaken in the context of the assessment of a specific 
development proposal. 
 

2.13 In light of the above, the assessment of heritage assets concentrated on the following three 
main areas: 
 
1. Identifying those heritage assets that could potentially be affected by the proposed 

scheme and the manner (if any) in which they would be affected; 
 
2. Defining the contribution made to their significance by their setting with specific 

regard to the site; and 
 
3. Identifying the potential for impact upon their significance as a result of the form of 

development proposed being implemented.  
 

 
Consultation 
 

2.14 Consultation has been undertaken with the client, Shoreham Harbour Regeneration 
Partnership: Adur and Worthing Councils, throughout the preparation of this assessment. 
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Section 3 
Policy Review 

 
 

Introduction 
 

3.1 An appreciation of the ‘weight’ to be attributed to any landscape, visual or heritage effects 
arising from development starts with an understanding of the landscape and heritage 
designations and planning context within which any such development is to be tested for 
its acceptability. 
 

3.2 EDP has conducted a data trawl of these relevant designations and considerations the 
findings of which are set out below and illustrated on Plans EDP 4. 

 
 
Landscape Designations 
 

3.3 The site does not fall within, or contain, any statutory landscape designations. However, its 
northern boundary falls some 1.4km south of the South Downs National Park. 
 

 
Heritage Designation 
 

3.4 There are no designated heritage assets on site. However, the western end of the site abuts 
the Shoreham-by-Sea Conservation Area (CA), and Kingston Buci Lighthouse (Grade II 
listed) falls within Kingston Village Green adjacent to the eastern site boundary. There are 
several other CAs, Listed Buildings, and Scheduled Monuments within the wider study area 
zone of theoretical visibility, as illustrated on Plan EDP 3 and detailed in Section 5. 

 
 
National Planning Policy 
 

3.5 At the heart of the National Planning Policy Framework (NPPF) is a presumption in favour 
of sustainable development, this being the golden thread running throughout the 
document and the development of NPPF policies. Pursuing sustainable development 
involves seeking positive improvements in the quality of the built, natural and historic 
environment, as well as improving people’s quality of life. 

 
3.6 In terms of specific policies, Paragraph 17 of the NPPF sets out the core land-use planning 

principles that should underpin planning decisions. These include to “take account of the 
different roles and character of different areas” … “recognising the intrinsic character and 
beauty of the countryside”; and also to “not simply be about scrutiny, but instead be a 
creative exercise in finding ways to enhance and improve the places in which people live 
their lives”. 
 



Land at Western Harbour Arm  
Tall Buildings Capacity Study 

EDP3647_02e 
 

12 

3.7 Paragraph 57 seeks to achieve high quality design in development, whilst in paragraph 64 
it is stated that development should improve the “character and quality of the area and 
the way that it functions”. 
 

3.8 Paragraph 109 states that the planning system should contribute to and enhance the 
natural and local environment by “protecting and enhancing valued landscapes”, including 
“remediating and mitigating despoiled, degraded, derelict, contaminated and unstable 
land, where appropriate.” 
 

3.9 Guidance at paragraph 131 states, in relation to conserving and enhancing the historic 
environment, that, when determining planning applications, Local Planning Authorities 
should take account of “the desirability of new development making a positive contribution 
to local character and distinctiveness”. 
 
 
Local Policy 
 

3.10 The site falls within Adur District Council and, as such, the relevant local plans are the     
Adur District Local Plan 1996 to 2006 (adopted 1996) saved policies and the emerging 
Submission Adur Local Plan 2016. 
 

3.11 In addition, the northern part of Adur District’s Local Plan area, and the northern area of 
the study area, fall within the South Downs National Park (SDNP). The South Downs 
National Park Authority is the statutory planning authority for the SDNP and is preparing 
the emerging South Downs Local Plan Preferred Options Sept 2015 consultation draft. This 
emerging document contains the following policies of relevance to this report: 

 
Adur District Local Plan 1996 to 2006 (adopted 1996) saved policies 

 
3.12 There are no saved policies of the Adur District Local Plan (ADLP) that relate directly to tall 

buildings. However, the following policies are of relevance to this study as emphasised by 
the bold text added by the author: 
 
• Policy AB16 ‘Riverside setting of Shoreham’ aims to protect and enhance the 

important amenity value of the River Adur stating: 
 

“In order to protect and enhance the important amenity value of the River Adur, 
development which adversely affects views along and across it between the          
Surry Hard and the A27 will not be permitted. Opportunities will be taken, when 
considering development proposals, to improve the river scene.” 

 
• Policy AH2 ‘Design of new residential development’ aims to secure good design 

stating: 
 

“Any proposal will be expected to be designed so that: 
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(a) its appearance, character and scale create a pleasant place in which to live 
and is in keeping with and enhances the existing local environment with 
particular attention being paid to the architectural form, height, materials, 
density and layout of both buildings and associated structures and hard 
surfaced areas;” 

 
• Policy AB11 ‘Development affecting the setting’ states that “New development 

which would adversely affect the setting of a Listed Building will not be 
permitted.” – this policy is of relevance due to the presence of listed buildings across 
the site context including Kingston Lighthouse (Grade II listed) immediately to the 
east of the site. 

 
The Submission Adur Local Plan 2016 
 

3.13 On 20 October 2016 Adur District Council submitted the Submission Adur Local Plan 2016 
(SALP) to the Secretary of State for independent examination.  
 

 

 
Figure EDP 3.1: Submission Adur Local Plan 2016 Local Plan Policies Map Extract 
 

3.14 The Policies Map shows that the site falls within the ‘Shoreham Harbour Broad Location 
(indicative)’ – Policy 8. The western end of the site falls within the Shoreham-by-Sea 
Conservation Area - Policies 17 and 18; and two ‘safeguarded wharves (as per West Sussex 
County Council (WSCC) ‘Minerals Local Plan 2003’)’ fall within the site area. These Policies, 
and other general policies of relevance to this study, are reviewed below with emphasis 
added for clarity. 
 
• Policy 8, ‘Shoreham Harbour Broad Location (indicative)’, identifies the 

regeneration proposals for the Shoreham Harbour Regeneration Area that will be 
delivered over the plan period. Until the JAAP is adopted, the Port Masterplan, Interim 
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Planning Guidance, Development Briefs and this policy will be material 
considerations in determining applications within the harbour; 
 

• Policy 11: Shoreham-by-Sea provides guidance on new development within 
Shoreham-by-Sea stating: 

 
“The town centre and edge of centre sites identified below will contribute to the 
vitality of the town: [including] Civic Centre and associated car park site – mixed use 
development to include residential. … 

 
Development must respect the setting of the historic town centre and should not 
have an adverse impact on views or the setting of St Mary de Haura church. 

SUBMISSION ADUR LOCAL PLAN 2016 
The setting of the River Adur will be protected and opportunities taken through new 
development and other measures to improve public access to and along the river 
(where consistent with this aim) and open up views to it. New development adjacent 
to the river must respect its location and character. Sites on the waterfront will 
provide new and improved access to the water including a new waterside cycle and 
walkway, and slipways where appropriate, in conjunction with flood defence works 
where necessary.”; 

 
• Policy 13: ‘Adur’s Countryside and Coast’ aims to protect these assets and their 

settings, it states: 
 

“The landscape character of Adur and other areas of countryside, the coast, river, 
and settlement pattern will be protected and where possible enhanced. Any 
development or activities within the countryside must respect and where appropriate 
reinforce the distinctiveness and sense of place of the above areas, taking into 
account the various elements which contribute to their distinctiveness such as 
geology and landform, biodiversity, scenic quality, strategic views, tree cover, 
settlement patterns, heritage and local vernacular, and land use. The setting of the 
South Downs National Park must be respected.”; 

 
• Policy 15: ‘Quality of the Built Environment and Public Realm’ aims to ensure that 

new development is of a high quality which includes its sensitivity to its context. It 
states that: 

 
“Development should be of a high architectural quality and respect and enhance 
the character of the site, and the prevailing character of the area, in terms of 
proportion, form, context, massing, siting, layout, density, height, size, scale, 
materials, detailed design features and landscaping.”; 

  
• Policy 16: ‘A Strategic Approach to the Historic Environment’ aims to conserve 

and enhance the historic environment and character of Adur, which “includes 
historic buildings, features, archaeological assets and their settings. Where 
development affecting any heritage asset is permitted, it must be of a high quality, 
respecting its context and demonstrating a strong sense of place.”; and 
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• Policy 17: ‘The Historic Environment’ aims to protect designated heritage assets 
and their setting. With regard to all heritage assets it states: 
 
“Where a proposed development would lead to substantial harm to, or total loss of 
a designated heritage asset, this will not be permitted unless there are compelling 
circumstances. Development should not adversely affect the setting of a Listed 
Building, Conservation Area, archaeological feature or Scheduled Ancient 
Monument.” 

 
South Downs Local Plan Preferred Options Sept 2015 consultation draft 
 

3.15 The following policies of the South Downs Local Plan are of relevance to this report: 
 
• Strategic Policy SD5: Landscape Character, which aims to conserve and enhance 

the landscape character of the South Downs National Park. While it primarily refers 
to development within the NP it also states that: 
 
“Development proposals that would have an unacceptable adverse impact on the 
character of the immediate and wider landscape or the special qualities of the 
National Park will be refused.” (para.4); 

 
• Strategic Policy SD7: Safeguarding Views, which states that: 

 
“1. Development proposals that conserve and enhance views and comply with 

other relevant policies will be permitted where they take into account the 
following view types and patterns which are identified in the Viewshed 
Characterisation Study: 

 
a) landmark views to and from viewpoints and tourism and recreational 

destinations; 
 
b) views from publicly accessible areas which are within, to and from 

settlements which contribute to the viewers enjoyment of the National 
Park; 

 
c) views from public rights of way, open access land and other publicly 

accessible areas; and 
 
d) views which include specific features relevant to the National Park and 

its special qualities, such as cultural heritage and biodiversity features. 
 

2. Sequential views and cumulative features and impacts within views have been 
appropriately assessed and appropriately mitigated for, where necessary. 

 
3. Development proposals that would have an unacceptable adverse impact on 

this special quality of the National Park will be refused.”; and 
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• Strategic Policy SD9: Dark Night Skies which aims to conserve and enhance 
relative tranquillity, in relation to light pollution and dark night skies. While this 
primarily refers to development within and the SDNP the explanatory text also notes 
that:  

 
“It is also necessary to consider the visibility of the lights from the surrounding 
landscape particularly from viewpoints in accordance with Policy SD7 (Safeguarding 
Views).” (para. 5.58). 

 
3.16 The South Downs Local Plan refers to three documents of relevance to this report, as listed 

below. These documents are reviewed in Section 4: 
 

• SDNP Management Plan - Shaping the future of your South Downs National Park 
2014–2019; 

 
• South Downs National Park: View Characterisation and Analysis, Final Report, LUC, 

November 2015; and 
 
• South Downs Integrated Landscape Character Assessment, ICLA, 2011. 

 
 
Shoreham Port Masterplan (2010) 
 

3.17 Shoreham Port Masterplan (SPM)7 sets out the future direction of the Port for the next 20-
30 years. The Masterplan is not a statutory planning policy document but it has been 
subject to consultation and, as such, should be taken into account in the consideration of 
new developments near Shoreham Port. 
 

3.18 The SPM is relevant to the site only in so much as it sets out the Port’s strategy for growth, 
involves consolidating port-related uses within the eastern canal and south quayside 
freeing up sites for redevelopment along the Western Harbour Arm, including the site area. 
To this end the masterplan identifies 8 character areas across the Masterplan area and 
sets out broad proposals for each. The site comprises part of Character Area 8. ‘Western 
Arm/River Adur’ and Character Area 7: ‘Harbour Mouth/ Outer Lay-by’. 
 
 
Joint Area Action Plan 2016 

 
3.19 Shoreham Harbour Regeneration Partnership is preparing a Joint Area Action Plan for the 

harbour and surrounding areas. Once adopted the plan will be a key planning document in 
the development plan for both Adur and Brighton & Hove. 

 
3.20 The regeneration area has been split into seven distinct character areas. In addition, it 

designates four allocations, which are proposed to be the focus for new development. SS4 

                                                 
7 Shoreham Port Masterplan, Hyder for Shoreham Port, Final Report, October 2010 
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- Western Harbour Arm Waterfront is proposed to deliver a minimum of 1,100 new homes 
and 12,000sqm employment generating floorspace. 

 
3.21 The plan sets out the development opportunities regarding building heights at paragraphs 

4.7.72-4.7.73. This states that: 
 

“In general, buildings should be developed up to 5 storeys on the Brighton Road (A259) 
and River Adur frontages. This will ensure an intimate scale of development to the 
waterfront route and the street environment. Schemes offering a variation of height and 
scale are encouraged. 
 
Significantly taller buildings could create issues, such as traffic congestion, infrastructure 
provision and creation of a microclimate through trapping of air pollutants. There may be 
scope to consider slightly taller buildings in the centre of deeper sites provided that it can 
be demonstrated that these issues have been addressed, and the proposal is of 
exceptional design quality.” 

 
3.22 JAAP policies of relevance to this allocation, and the site, include: 

 
• Policy SH16: Western Harbour Arm states that: 

 
“6. Building heights of up to five storeys are generally considered acceptable 

on the Brighton Road and River Adur frontages.  
 

7. Proposals for individual taller buildings above a threshold of five storeys will 
be required to demonstrate an appropriate response and high quality design 
in relation to the following elements:  

 
• Scale and height; 
 
• Architectural detailing; 
 
• Materials;  
 
• Public realm and open space;  
 
• Public transport accessibility;  
 
• Views into and out of the area, including assessment of glimpse views, 

local views and long views in relation to the waterfront, local 
landmarks, the South Downs National Park, conservation areas, and 
historic assets; and 

 
• Microclimate impacts including wind, daylight and sunlight effects, air 

pollution and urban heat island effects.  
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8.  Development should respect and connect with surrounding areas, in 
particular protecting and enhancing the views from Shoreham Beach, 
protecting views of St Mary de Haura Church and better connecting with 
Shoreham town centre’s historic core.  

 
9. Where appropriate, proposals will be expected to enhance townscape 

around key linkages and junctions, in particular Shoreham High 
Street/Norfolk Bridge (A259) – Old Shoreham Road (A283), Brighton Road 
(A259) – New Road – Surry Street, and Brighton Road (A259) – Ham Road.” 
(emphasis added by author); and 

 
• Policy SH9: Place making and design quality states that: 

 
“1.  Schemes should be designed to reflect the character of the marine 

environment and should be sensitive to views of the waterfront, surrounding 
landscape and historic features.  

 
2.  Waterfront development schemes are encouraged to incorporate features 

that improve public access, views and experience of the marine 
environment. This may be externally in the form of landscaped viewing areas 
and/or internally as an integral part of building design. … 

 
6.  All development proposals will be expected to embrace principles of good 

urban design with reference to the following characteristics: [including] 
Careful consideration of the impact of new development on access to daylight 
and sunlight for both existing and new residents.” (emphasis added by 
author)”. 

 
 
Summary 
 

3.23 The NPPF shows a clear presumption in favour of sustainable development. 
 

3.24 The site does not lie within, or contain, any nationally or locally designated landscapes. 
However, it lies some 1.4km to the south of the South Downs National Park. 

 
3.25 No designated heritage assets are recorded on the site. However, the western end of the 

site abuts the Shoreham-by-Sea CA and Kingston Buci Lighthouse (Grade II listed) falls 
within Kingston Village Green adjacent to the eastern site boundary. There are several 
other Conservation Areas, Listed Buildings, and Scheduled Monuments within the site’s 
wider zone of theoretical visibility, as illustrated on Plan EDP 3 and detailed in Section 5.  

 
3.26 Local policy and guidance reviewed within this Section has identified the policies of 

relevance to this study and has identified the following considerations to be taken forward 
for further assessment in Section 5: 
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• Heritage assets, including Listed Buildings, Conservation Areas, archaeological 
features, and Scheduled Monuments, and their setting, and with particular 
reference, due to proximity, to: 
o Shoreham historic town centre;  
 
o St Mary de Haura church; and 
 
o Kingston Buci Lighthouse. 

 
• The South Downs National Park and its setting; 
 
• The character of Adur countryside including, the coast, river, and settlement pattern, 

in terms of landscape character and strategic views, with particular reference to:  
 

o The riverside setting/waterfront of Shoreham; 
 
o Views from Shoreham Beach; and 
 
o The Marine environment. 

 
• The townscape around key linkages and junctions, in particular Shoreham High 

Street/Norfolk Bridge (A259) – Old Shoreham Road (A283), Brighton Road (A259) – 
New Road – Surry Street, and Brighton Road (A259) – Ham Road. 
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Section 4 

Landscape, Townscape and Visual Baseline 
 
 
Introduction 

 
4.1 This section identifies those landscape, townscape and visual receptors that could be 

affected by the development of tall buildings within the site.  
 

4.2 Baseline heritage matters are considered in Sections 5, while the potential landscape, 
visual, and heritage effects of the development of tall buildings on site are considered in 
Section 7.  
 

4.3 This baseline assessment has been undertaken through a process of desk and field based 
study as set out below: 
 
• Desk based review of published landscape, townscape, and visual studies, to identify 

key landscape and townscape assets and their characteristic views that are likely to 
be affected by the proposals; 

 
• Assessment of visibility to the proposals using desk based and on site assessment 

to determine:  
 

o the extent of visibility to the site; 
 
o which receptors, identified through desk based assessment, are likely to be 

affected by the proposals; and 
 
o any additional key receptors likely to be affected by the proposals. 

 
• Identification of viewpoints that best represent the identified landscape, townscape 

and visual receptors, and recording of views from these locations as photoviewpoints 
(PVP). 

 
 

Landscape and Townscape Assets  
 
4.4 The defining landscape features of Adur are “the South Downs to the north, the sea to the 

south and the dramatic valley of the River Adur, which cuts through the chalk downlands, 
curving across the coastal plain to meet the sea at Shoreham.”8 

 
4.5 The site forms a part of Shoreham harbour, which is located on the coastal plain with the 

sea to the south and the town wrapped around the landward boundaries. The historic 
centre of Shoreham lies to the west within the bend of the River Adur and surrounding        
St Mary de Haura Church, which can be seen protruding above the skyline from much of 

                                                 
8 Landscape and ecological surveys of key sites within the Adur District 2012, Section 2.1 
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the surrounding landscape. To the north the town rises up the lower dip slopes of the    
South Downs, the settlement edge abuts the boundary of the South Downs National Park 
which rises above the town.  

 
4.6 Along the coastal plain to the west of Shoreham is the Lancing-Shoreham Green Gap, 

between 1 and 3km from the western extent of the site, with the settlement of Lancing 
beyond. To the east of Shoreham there is an extensive, continual coastal strip of 
development comprising Southwick, Portslade-by-Sea, and, over 5km from the site 
boundary, Hove and Brighton. 

 
4.7 The landscape context across the wider study area has been considered under the 

following headings that are considered to be of relevance to this report: 
 

• Topography; 
 
• The South Downs National Park; 
 
• Townscape: Shoreham-By-Sea, Lancing, and Southwick, and Portslade-by-Sea; and 
 
• The Lancing Shoreham Gap. 
 
Topography 
 

4.8 Topography is an important landscape dimension to be considered in determining the 
appropriateness and location of tall buildings. Tall buildings set against the backdrop of 
the surrounding landscape, ‘backdropped buildings’ can have a lower visual impact than 
buildings that break the skyline. The way that buildings are seen will depend on the 
topographical relationship between the location of the building and the viewer. The 
topography of the study area is illustrated on Plan EDP 4. 
 

4.9 The harbour, including the site, sits at around 2m above Datum Ordnance (aOD). The 
northern settlement edge lies some 50m aOD where it abuts the boundary of the South 
Downs National Park at the A27 (some 1.5km north of the site and below Slonk Hill top, 
70m aOD) and at the Mile Oak (some 3km to the north-east of the site below Cockroost Hill 
top, 133m aOD). The South Downs continue to rise beyond the National Park boundary 
reaching some 104m aOD at Mill Hill, c 2.8km to the north-west, and 150m aOD at 
Thunderbarrow Hill, c 3.3km north of the site. These tops form the skyline in views towards 
the South Downs from the coast. 

 
4.10 The historic centre of Shoreham lies at the western end of the harbour within the bend of 

the River Adur and surrounding St Mary de Haura Church. Settlement along the river sits 
at some 1-2m aOD, while the church sits on a slight rise, c.5m aOD, with the top of its tower 
some 30m aOD, so that it is visible protruding above the skyline from the surrounding 
settlement. 
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4.11 The approximate height9 of key landmarks within the study area is detailed below: 
 
• St Mary de Haura Church, top of tower – 30m aOD;  
 
• Lancing College Chapel roof ridgeline – 72m aOD; and 
 
• Shoreham Power Station, top of chimney – 100m. 
 
South Downs National Park 
 

4.12 While the site falls outside the SDNP it falls within the coastal plain, across which there are 
views from the park. The SDNP Management Plan ‘Shaping the future of your South Downs 
National Park 2014–2019’ sets out the special qualities of the park which include, of 
relevance to this study: 
 
“Diverse, inspirational landscapes and breathtaking views” 
 

4.13 The following SDNP publications are of relevance to the consideration of landscape 
character and the role of views from the park and are reviewed below: 
 
• South Downs Integrated Landscape Character Assessment (ICLA) 2011; and 
 
• South Downs National Park: View Characterisation and Analysis Final Report, 

November 2015. 
 
South Downs Integrated Landscape Character Assessment 
 

4.14 The National Park landscape types that fall within the study area include: A ‘Open 
Downland’, G ‘Major Valley Sides’, and E ‘Chalk Valley Systems’. The locations of the 
landscape types are shown in Figure 4.1 below.  
 

                                                 
9 Taken from Google Earth Pro 
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Figure 4.1:  South Downs Integrated Landscape Character Assessment (ICLA) 2011, Figure 8.1: 

Extract  
 

4.15 Of these landscape types only ‘A - Open Downland’ is considered of relevance to this report 
as among its key characteristics are views across the coastal plain. Landscape types ‘G - 
Major Valley Sides’ and ‘E - Chalk Valley Systems’ are focused on the river valleys where 
the visual influences are from within rather than from beyond the character type. 
 

4.16 Landscape Type A ‘Open Downland’ key characteristics of relevance here include: 
 

• Large open skies and distant panoramic views – creating a dramatic and dynamic 
landscape changing according to prevailing weather conditions; 

  
• A tranquil landscape, often seemingly remote and empty, with a windswept exposed 

character. Views to the sea from panoramic viewpoints in the east; and 
  
• Urban development, beyond the designated area apparent in views from this 

landscape. 
 
South Downs National Park: View Characterisation and Analysis Final Report 
 

4.17 The View Characterisation Report explores view patterns to, from, and across the National 
Park; and presents a selection of representative views to represent the various types of 
view found; examines the viewsheds from these viewpoints; and sets out key landmarks 
and their viewsheds.  
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4.18 Two of the representative viewpoints identified by the report fall within the 5km study area. 
However, these viewpoints fall outside the ZPV for buildings up to 33m (the lower limit of 
very tall buildings) and are orientated away from the site. Consequentially these viewpoints 
are excluded from further assessment in this report. These viewpoints include: 

 
• Viewpoint 30 (Lancing College: Views from the Downs Link long distance footpath 

looking across the River Adur from the opposite side of the gap towards the Lancing 
College Chapel); and 

 
• Viewpoint 41 (Breeding Hill: view of the Adur Valley from a location west of the 

summit of), fall within the 5km study area. 
 
4.19 The report groups the representative views into types of view for analysis. The group of 

relevance to the site is ‘Views from the high downs looking south out to sea’ and includes 
views: 11, 31, 45, 48, 52, 53, 55, 56, 65, and 66. The closest of these to the site are 52 
and 53, to the east of Brighton & Hove, and 31, to the west of Worthing, beyond the 5km 
study area. Due to the distance of these viewpoints from the site it is very unlikely that tall 
buildings across the site would result in a significant effect and these viewpoints are not 
assessed further. However, the report text relating to these views is of some relevance here 
including: 
 
“Description  
This view type includes views from the downs above the coastal plain, looking south across 
the developed coastal plain and out to sea. … 

 
Special Qualities  
The elevated position of these viewpoints on the downs above the coastal plain means this 
view type represents the ‘breathtaking views’ that are noted in the first of the Park’s special 
qualities. It also reveals a rich variety of wildlife and habitats including some of the iconic 
habitats of the South Downs such as the downland and yew woodland (at Kingley Vale), 
the tranquillity of the downs compared to the settled coastal plain, the way that farming 
has shaped the landscape in the form of distinctive field patterns, and the rich cultural 
heritage as a result of heritage assets in the view.  
 
Threats  
Threats to this view type could result from changes that affect the iconic chalkland habitats 
of the downs, or form intrusive new developments within the view either by day or night 
that affect the sense of tranquillity within the National Park. Many of these views are across 
the developed coast and therefore development forms an existing part of these views 
(often in the background). 
 
Aim & Management Guidance  
The aim is to ensure that there remain opportunities to access and appreciate these 
panoramic views, and to ensure the special qualities recorded above are retained. In 
particular, it will be important to [of relevance to this study]: …. 
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• Ensure that any built development outside the park is integrated into its context in 
terms of scale, form and materials – consider using native vegetation to enhance 
existing views that contain development, and minimise visibility of new 
development from the Park.” (paragraphs 3.25-3.27) 

 
4.20 Two landmarks identified by the report fall within wider study area: Lancing College Chapel 

(L26), and Shoreham Cement Works (L28). Of these Shoreham Cement Works falls outside 
the ZTV for buildings up to 30m (very tall buildings lower limit). With regard to Lancing 
College Chapel the viewpoint identified within the National Park as having views to the 
Chapel is viewpoint 30, which is considered above. 
 

4.21 The viewshed analysis overlays the ground level viewsheds from the representative 
viewpoints to produce a map showing the key areas of overlapping visibility. These areas 
are most frequently visible in the selected views and therefore indicate a potential for visual 
sensitivity within both the Park and its setting. The site falls outside these areas which 
comprise areas along the coastal plain to the south of the Park (particularly between 
Fareham and Worthing), areas out to sea (particularly up to 20km offshore), along the north 
facing escarpment, and areas across the lowland to the north of the Park.  

 
Townscape  

 
4.22 Adur District Council Character Study 2009 defines, and provides a character assessment 

of, the District’s neighbourhoods - places that function as one. The neighbourhoods are 
shown in Figure 4.2 below. 

 

 
Figure 4.2: Adur Neighbourhoods - Adur District Council Character Study Extract  
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4.23 The site sits at the western end of the Harbour Neighbourhood adjacent to: Shoreham Town 
Centre, to the west; Shoreham Beach, across the river to the south; and Southwick to the 
north-east. 
 

4.24 For each neighbourhood the Character Study identifies character areas and describes key 
considerations including ‘views/key landmarks’. ‘Views and/or landmarks’ recorded by the 
study for each neighbourhood that are likely to be affected by tall buildings on site are 
listed below: 

 
• Lancing/Shoreham Gap Neighbourhood: 

 
o Views of Lancing College from the northern edge of Shoreham Beach; and 
 
o Views towards Church of St Mary de Haura across the gap from South 

Lancing’s settlement edge, in particular Old Salts Farm Road. 
 

• Shoreham-by-Sea Neighbourhood: 
 
o Views to Church of St Mary de Haura from Shoreham Beach and other 

approaches; and 
 

o Views to the Ropetackle development, at the western end of the High Street, 
which forms a local focal point defining the approach into Shoreham Town 
Centre. 

 
• Shoreham Beach Neighbourhood: 

 
o Views to the Church of St Mary de Haura which is highly visible from the 

footbridge, Lower Beach Road and Shoreham Beach shopping parade. 
 

• Southwick: 
 
o Generally, there are no prominent long views either towards the sea or the 

downs; and 
 

o The setting of ‘The Green’ is marked by the chimney of the power station in the 
background which is clearly visible. 

 
• Shoreham Harbour: 

 
o Shoreham Power Station forms the key landmark within the port area. It is 

around 100m high and visible from many areas throughout Adur District; 
 
o Glimpsed views to the sea from nearby residential areas; and 
 
o Long views to the South Downs form the southern part of the harbour. 
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4.25 The Lancing/Shoreham Gap Neighbourhood area is reviewed further below with reference 
to the assessment of landscape outside the built up area. 
 
The Lancing Shoreham Gap 
 

4.26 The character, key views, and landscape and visual sensitivity of the land between 
Shoreham and Lancing, generally comprising the Green Gap, has been reviewed with 
reference to: 

 
• Assessment of Landscape Sensitivity, Adur Local Plan Area, Sheils Flynn, January 

2016; and 
 
• Adur Landscape Study Update, Local Green Gap & Built-Up Area Boundary policy 

checks for the emerging Adur Local Plan, Sheils Flynn, January 2016. 
 

 
Figure 4.3:  Local Landscape Character Areas, Lancing Shoreham Gap (extract from Assessment 

of Landscape Sensitivity 2016 – Figure 6) 
 

4.27 The character area descriptions include references to characteristic views; those of 
relevance to this assessment are noted below: 
 
• Lancing-Shoreham Gap LCA 2 – Saltworks: 

 
o Clear views to Shoreham and Shoreham Airport; and 
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o Views eastwards across the flat, open landscape of Shoreham Airfield would 
be vulnerable to new development. 

 
4.28 In assessing the visual sensitivity of these character areas the assessment identifies fifteen 

viewpoints that “represent the most important views of the landscapes within the Lancing-
Shoreham and Worthing-Sompting Gaps..” The location of these viewpoints is shown in 
Figure 4.4 below. Views looking across the lancing-Shoreham gap towards the site, 
numbers: 8-Lancing Ring, 9-Hoe Court Farm, 10-Lancing College Chapel, 11-Mill Hill Nature 
Reserve, and 12-River Adur Embankment  are considered relevant to this study.  

 

 
Figure 4.4:  Selected Viewpoints used to assess visual sensitivity of the Lancing-Shoreham Gap 

(extract from Assessment of Landscape Sensitivity 2016 - Figure 8) 
 
 

Summary of Review of Landscape, Townscape, and Visual Studies 
 

4.29 This section finds that the development of tall building(s) on site has the potential to cause 
a material effect on the landscape receptors listed below. The level of effect on these 
receptors is assessed in Section 7. 
 
• South Down National Park - views from the downs above the coastal plain, looking 

south across the developed coastal plain and out to sea; 
 

• Townscape: 
 

o Views of Lancing College from the northern edge of Shoreham Beach and 
other approaches;  

 
o Views towards Church of St Mary de Haura across the gap from South 

Lancing’s settlement edge, and from Shoreham Beach, and other approaches; 
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o Views to the Ropetackle development, at the western end of the High Street, 
which forms a local focal point defining the approach into Shoreham Town 
Centre; 

 
o Glimpsed views to the sea from residential areas around the harbour; and 
 
o Long views to the South Downs form the southern part of the harbour. 

 
• Landscape/Lancing Shoreham Gap - The most important views of the landscape 

within the Lancing-Shoreham Gap considered relevant to this study include those 
from: 

 
o Lancing Ring (Assessment of Landscape Sensitivity Viewpoint 8); 
 
o Hoe Court Farm (Assessment of Landscape Sensitivity Viewpoint 9); 
 
o Lancing College Chapel (Assessment of Landscape Sensitivity Viewpoint 10); 
 
 
o Mill Hill Nature Reserve (Assessment of Landscape Sensitivity Viewpoint 11); 

and 
 
o River Adur Embankment (Assessment of Landscape Sensitivity Viewpoint 12).  
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Section 5 

Heritage Baseline 
 
 
Introduction 
 

5.1 This section identifies those heritage assets that could be affected by the development of 
tall buildings within the site.  
 

5.2 This baseline assessment has been undertaken through a process of desk and field based 
reconnaissance as set out below: 

 
• Review of published local and national heritage resources to identify heritage assets 

and potentially affected key views; 
 
• Initial consideration of the significance of identified heritage asset types to guide 

identification of those potentially susceptible to change; 
 
• Assessment of visibility to the proposals using desk based and on site assessment 

to determine:  
 

o the extent of visibility to the site; and 
 
o which receptors, identified through desk based assessment, are likely to be 

affected by the proposals. 
 

• any additional key receptors likely to be affected by the proposals; and 
 
• Consideration of selected views to represent the range of heritage assets capable of 

experiencing change to their settings, with the rational for their selection, in heritage 
terms, set out in Table EDP 6.1. Where published documents identify key views in 
relation to heritage assets these have informed viewpoint selection. 

 
5.3 There are no designated heritage assets on site. However, the western end of the site abuts 

the Shoreham-by-Sea CA, and Kingston Buci Lighthouse (Grade II listed) falls within 
Kingston Village Green adjacent to the eastern site boundary. There are several other CAs, 
Listed Buildings, and Scheduled Monuments within the wider study area zone of theoretical 
visibility, as illustrated on Plan EDP 3. 
 

5.4 With regard to assessment of potential effects, in terms of building height, the following 12 
heritage assets have been identified as having the potential to experience change to their 
settings and be adversely affected by development of the form proposed within the site, 
and therefore are considered as part of the assessment within this study: 
 
• Lancing College Chapel Grade I Listed Building (1286548); 
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• Old Shoreham Conservation Area and its Listed Buildings, including the Grade 
II*listed Old Shoreham Bridge (1027895) and the Grade I listed Church of St Nicolas 
(1027872); 

 
• Shoreham-by-Sea Conservation Area and its Listed Buildings, including the Grade I 

listed Church of St Mary de Haura (1192780); 
 
• Kingston Buci Conservation Area and its Listed Buildings; 
 
• Southwick Conservation Area (including the Marina) and its Listed Buildings; and 
 
• The Scheduled Monuments of Shoreham Fort (1005824); Thundersbarrow Hill 

(1015124).  
 
5.5 Table EDP 6.1 provides a breakdown of the identified Representative Viewpoints resulting 

from consideration of landscape, townscape and visual matters, together with heritage 
considerations for those assets identified above. Accordingly, the representative 
viewpoints have been selected to represent the range of heritage assets capable of 
experiencing change to their settings, with the rational for their selection in heritage terms, 
set out in the table. 
  

5.6 The locations of these representative viewpoints are shown on Plan EDP 7, while the views 
themselves are shown in Photoviewpoints EDP 1 to 25. 
 

5.7 For all remaining heritage assets in the wider study area, their positions, not only in relation 
to the site, but also in relation to their surroundings are such that it is considered highly 
unlikely that they would experience a loss of significance as a result of the development of 
tall buildings being implemented in the site. 
 

5.8 In each case, their character, functions, forms and locations are such that they clearly do 
not possess any inter-relationships of potential significance with the site or inter-visibility 
with the site (or potential inter-visibility with tall buildings within it). As such it is considered 
that none of these assets could potentially experience an indirect effect from the 
development of tall buildings, as a result of change to their ‘setting’. This position was 
verified in the field during the course of the field visit and assessment of the site’s wider 
environs. 
 

5.9 Accordingly, as none of the remaining heritage assets are considered to have the potential 
to experience change, in terms of the form of development proposed within the site, they 
are not considered further within this assessment report. 
 

5.10 The following documents have been produced by Adur District Council in relation to the CA 
within the study area: 
 
• Kingston Buci Conservation Area, A Report by D. J. Wade BSc. (ECOI~, MCD. MRTPI) 

Adur District Council Director of Development Services, April 1999;  
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• Old Shoreham Conservation Area, A Designation Report by G. James Fisher Dip. Arch. 
ARIBA. DipTP, MRTPI. Adur District Council; 

 
• Shoreham-by-Sea Conservation Area Character Appraisal & Management Strategy, 

Adur District Council Planning Policy Team, Approved 18 March 2008; 
 
• Southwick Conservation Area Character Appraisal and Management Strategy, Adur 

District Council Planning Policy Team, Approved 21st July 2009. 
 
5.11 These publications have informed the heritage assessment undertaken within this report 

and the choice of viewpoints that have contributed to it. With regard to the choice of 
viewpoint locations for this study the reports contain the following information: 

 
• Kingston Buci CA - no key views identified; 

 
• Old Shoreham - ‘important views’ are identified on ‘Map 3, Analysis - Central Area’. 

However, due to the direction of these views none would be affected by development 
on site; 
 

• Shoreham-by-Sea CA states that: 
 
“The primary landmark of the conservation area is the Church of St Mary de Haura 
which rises to a height of 25 metres and towers to a significant extent over all other 
buildings in the town. The church is most prominently viewed in its entirety from its 
immediately adjacent streets, Church Street, St Mary’s Road and East Street but its 
tower can be viewed above other buildings at key viewpoints (as below) and can be 
glimpsed at various points around the core of the conservation area. Protection of 
the landmark quality of this tower is a key issue in considering applications for new 
development in the area. 
 
The original character appraisal noted two key points for viewing the town in its 
setting, being Shoreham Beach directly opposite the High Street and from the 
Norfolk Bridge. These two locations remain the most prominent for viewing the town 
as a compact riverside development. The river in the foreground with its associated 
nautical activity shows the natural setting of the town and also provides a natural 
border to the conservation area. The view of the town from the south side of the river 
and the perception of its mass, scale and landscape setting against the backdrop of 
the downland and with the wide sweep of the River Adur in the foreground is critical 
in protecting the character of the town in the future. The prominence of the outline 
of the Downs above the roofscape of the town is especially evident on a bright day 
with clear skies giving the illusion that it is closer to the town. 
 
A third important outside viewing location is also noted, being from the South 
Downs located to the north of the built up area. From this location the tower of the 
St Mary’s Church is a stand out feature above the roof tops of the smaller scale 
buildings within the conservation area. … 
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The height and mass of new development on the edge of (or within) the conservation 
area should not upset the balance of these key views towards the historic core of 
the town. ...”  
 
These views are illustrated on ‘Fig. 11: Key Viewing Points’ and are considered in the 
assessment of effects at Section 5; and 

 
• Southwick CA – The Character Appraisal ‘Figure 2: Aerial Showing Key Views’ 

identifies some views looking towards the site and with potential to be affected by 
development; these are considered in the assessment of effects at Section 5. 

 
 
  



Land at Western Harbour Arm  
Tall Buildings Capacity Study 

EDP3647_02e 
 

35 

Section 6 
Visibility and Representative Viewpoints 

 
 
Introduction 
 

6.1 Desk based and on site assessment was undertaken to determine visibility to the site, thus 
informing decisions of which receptors, identified through landscape, townscape, visual 
and heritage baseline assessment, are likely to be affected by the proposals. On site 
assessment also allowed identification of potential additional key receptors, and 
viewpoints that best represent the identified receptors, representative viewpoints, and 
recording of views from these locations as photoviewpoints (PVP). 

 
6.2 Visibility to the site has been assessed through desk based assessment, to establish the 

Zones of Theoretical Visibility (ZTV) and refined by walking and driving (as appropriate) local 
roads and rights of way that fall within the area of the ZTV. 
 
Zone of Theoretical Visibility 
 

6.3 Zones of Theoretical Visibility (ZTV) of the site were mapped assuming development across 
the site area at heights of 18m (maximum height of midrise buildings), 30m (maximum 
height of tall buildings) and 33m (minimum height of very tall buildings), as shown on 
Plan EDP 5. This approach illustrates the variation in visibility resulting from different 
building heights and provides a starting point for assessment of actual visibility to the site. 

 
6.4 The ZTVs are generated using landform height data only, they do not account for the 

screening effects of intervening buildings, structures or vegetation. ZTVs therefore reflect 
the topography and, unsurprisingly, indicate broad theoretical visibility across the coastal 
plain and from the elevated facing slopes and tops of the South Downs. Actual availability 
of views to the site from the agricultural landscape of the coastal plain, and from the urban 
area, is far more limited than the ZTV analysis predicts across the agricultural coastal plain, 
this is due to intervening vegetation. While across the urban area it is due, primarily, to the 
generally close urban grain across the study area which affords few opportunities to stand 
back from buildings or structures to allow views beyond. 
 

6.5 The ZTVs prepared for medium, tall and very tall buildings show that the extent of predicted 
visibility is similar for buildings across this range. 

 
Representative Viewpoints and Wirelines 
 

6.6 Within the ZTV, there are many different opportunities for views of the site. Based on 
fieldwork observations, and the findings of the data trawl, representative viewpoints have 
been selected to represent the range of visual receptors. Details of each view and the 
reason for its selection as a ‘representative viewpoint’ are given in Table EDP 6.1 below; 
their locations are shown on Plan EDP 7, while the views themselves are illustrated by 
Photoviewpoints EDP 1 to 25. Of these 25 PVP nine have been used to prepare wirelines 
of buildings at 18m (maximum height of midrise buildings), 30m (maximum height of tall 
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buildings) and 33m (minimum height of very tall buildings). The PVP for which wirelines 
have been prepared comprise PVP 2, 5, 7, 8, 12, 16, 17, 19, and 20. The wirelines have 
been used to inform the assessment of potential effects undertaken in Section 7.  
 

6.7 The actual visibility of a site is normally greater in winter (when trees and hedgerows have 
no leaves). On this basis, the Guidelines for Landscape and Visual Impact Assessment 
(GLVIA3) states a preference that the ‘worst case’ scenario is used for visual assessment. 
This assessment was carried out in late November 2016 and February 2017, when leaves 
were off the trees, and the maximum visibility conditions prevailed.    
 
Table EDP 6.1: Representative Viewpoints Table  

PVP 
No. 

Location Grid Ref. Distance and 
Direction To 
Site At 
Closest Point 
and Approx. 
Elevation (m 
aOD) 

Visual 
Receptor(s) 

Heritage 
Considerations  

1 Albion Street 
(A259) 

524601, 
105029 

1265m, 
West 
7m 

Road users  The small, isolated 
‘Riverside’ part of 
the Southwick 
Conservation Area 
features in this 
view towards the 
site. The 
Conservation Area 
Character 
Appraisal (CACA) 
identifies this as a 
‘Key View’. 

2 Brighton 
Road (A259) 
adjacent to 
Kingston 
Village Green 

523675, 
104951 

303m, 
West 
2m 

Road users, 
village green 
users 

Kingston Buci 
Lighthouse (Grade 
II Listed) is a 
landmark feature 
in this view 
towards the site.  

3 
 

Basin Road 
South, car 
park 

524478, 
104750 

1128m, 
West 
4m 

Road users, 
users of PRoW 
(Ref. 9So / 
Monarch Way 
Promoted Route) 
and Cycleway 
(Sustrans 
National Cycle 
Route 2) 

There are not 
considered to be 
any significant 
heritage 
considerations in 
relation to this 
viewpoint. 
 

4 
 

Eastern Dock 
Arm – The 
Canal 
crossing 

524116, 
104899 

790m, 
West 
1m 

Users of PRoW 
(Ref. 9So) and 
Cycleway 
(Sustrans 
National Cycle 
Route 2) 

Kingston Buci 
Lighthouse (Grade 
II Listed) is a 
landmark feature 
in this view 
towards the site.  
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PVP 
No. 

Location Grid Ref. Distance and 
Direction To 
Site At 
Closest Point 
and Approx. 
Elevation (m 
aOD) 

Visual 
Receptor(s) 

Heritage 
Considerations  

5 Harbour 
mouth - 
eastern 
breakwater 

523589, 
104362 

585m, 
North West 
2m 

Visitors / 
pedestrians 

Shoreham Fort 
Scheduled 
Monument can be 
appreciated in the 
view towards the 
site and Kingston 
Buci Lighthouse 
(Grade II Listed) is 
also visible to the 
east of the site.  

6 Southwick 
Green, 
northern end 

524194, 
105613 

1052m, 
South West 
4m 

Users of The 
Green, road 
users 

‘The Green and 
Church Lane’ part 
of the Southwick 
Conservation Area 
features in this 
view towards the 
site. The CACA 
identifies this as a 
‘Key View’. 

7 
 

Kingston 
Lane junction 
with St 
Julians Lane 

523715, 
105214 

432m, 
South West 
4m 

Road users Kingston Buci 
Conservation Area 
features in this 
view towards the 
site. 

8 
 

Adur Ferry 
Bridge 

521680, 
104852 

344m, 
North East 
5m 

Pedestrians, 
users of 
Cycleway 
(Sustrans 
National Cycle 
Route 2) 

Shoreham-by-Sea 
Conservation Area 
and the Grade I 
listed Church of St 
Mary de Haura 
feature in this view 
towards the site. 
The CACA 
identifies this as a 
‘Key View’. 

9 
 

Emerald Quay 522149, 
104931 

100m, 
North 
1m 

Pedestrians, 
residents 

Shoreham-by-Sea 
Conservation Area 
and the Grade I 
listed Church of St 
Mary de Haura 
feature in this view 
towards the site.  
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PVP 
No. 

Location Grid Ref. Distance and 
Direction To 
Site At 
Closest Point 
and Approx. 
Elevation (m 
aOD) 

Visual 
Receptor(s) 

Heritage 
Considerations  

10 
 

Sussex Wharf 522579, 
104936 

90m, 
North 
1m 

Pedestrians, 
residents 

There are not 
considered to be 
any significant 
heritage 
considerations in 
relation to this 
viewpoint. 

11 Harbour Way 523146, 
104846 

137m, 
North 
2m 

Road users, 
users of adjacent 
PRoW (Ref. 3686 
and 3687) 

Kingston Buci 
Lighthouse (Grade 
II Listed) is a 
landmark feature 
in this view 
towards the site.  

12 Shoreham 
Beach 
foreshore 
south of Old 
Fort Road/ 
The Burrells 
junction 

522855, 
104478 

490m, 
North 
3m 

Beach users There are not 
considered to be 
any significant 
heritage 
considerations in 
relation to this 
viewpoint. 

13 Old Fort Road 
junction with 
Winterton 
Way 

522578, 
104571 

454m, 
North 
3m 

Road users There are not 
considered to be 
any significant 
heritage 
considerations in 
relation to this 
viewpoint.  

14 Shoreham 
Beach high 
water mark 
south of Old 
Fort Road/ 
Shingle Road 
junction 

522265, 
104465 

549m, 
North 
3m 

Beach users There are not 
considered to be 
any significant 
heritage 
considerations in 
relation to this 
viewpoint. 

15 Brighton 
Road (A259) 
roundabout 
west of 
Norfolk 
Bridge 

520698, 
104658 

1287m, 
North East 
1m 

Road users Shoreham-by-Sea 
Conservation Area 
and the Grade I 
listed Church of    
St Mary de Haura 
feature in this view 
towards the site. 



Land at Western Harbour Arm  
Tall Buildings Capacity Study 

EDP3647_02e 
 

39 

PVP 
No. 

Location Grid Ref. Distance and 
Direction To 
Site At 
Closest Point 
and Approx. 
Elevation (m 
aOD) 

Visual 
Receptor(s) 

Heritage 
Considerations  

16 Brighton 
Road (A259) 
on Norfolk 
Bridge 

521223, 
104997 

697m, 
East 
6m 

Road users Shoreham-by-Sea 
Conservation Area 
and the Grade I 
listed Church of    
St Mary de Haura 
feature in this view 
towards the site. 

17 Old 
Shoreham 
Tollbridge 

520509, 
105976 

1660m, 
South East 
2m 

Users of PRoW 
(Refs. 2048_1 
on bridge, and 
2048, 
2049/Downs 
Link/Coastal Link 
Promoted Route) 

The Grade I listed 
Church of St Mary 
de Haura features 
in this view 
towards the site, in 
addition to the Old 
Shoreham 
Conservation Area 
and the Grade I 
listed Church of St 
Nicolas. 

18 Hoe Court  519135, 
105946 

2909m, 
South East 
16m 

Road users, 
users of PRoW 
(Ref. 2060) 

The Grade I listed 
Church of St Mary 
de Haura features 
in this view 
towards the site. 

19 Lancing 
College 

519621, 
106573 

2742m, 
South East 
34m 

Visitors, staff and 
students 

The Grade I listed 
Church of St Mary 
de Haura features 
in this view 
towards the site 
from Lancing 
College Chapel 
(Grade I Listed). 

20 Mill Hill 
Nature 
Reserve 

521166, 
107423 

2345m, 
South East 
83m 

Visitors, users of 
open access land 

There are not 
considered to be 
any significant 
heritage 
considerations in 
relation to this 
viewpoint. 

21 Monach’s 
Way south-
east of 
Thunders 
Barrow 

523934, 
107681 

2791m, 
South 
103m 
 

Users of PRoW 
(Ref. 3141_1, 
and 
3143/Monarch’s 
Way Promoted 
Route), users of 
open access land 

The view is from 
the 
Thundersbarrow 
Hill Scheduled 
Monument. 
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PVP 
No. 

Location Grid Ref. Distance and 
Direction To 
Site At 
Closest Point 
and Approx. 
Elevation (m 
aOD) 

Visual 
Receptor(s) 

Heritage 
Considerations  

22 Buckingham 
Park 

522182, 
106307 

1110m, 
South 
24m 

Park users The Grade I listed 
Church of St Mary 
de Haura features 
in this view 
towards the site. 

23 Worthing Pier 515025, 
102143 

7400m, 
North-east 
3m 

Visitors and staff There are not 
considered to be 
any significant 
heritage 
considerations in 
relation to this 
viewpoint. 

24 Brighton Pier 531332, 
103538 

8100m 
North-west 
6m 

Visitors and staff There are not 
considered to be 
any significant 
heritage 
considerations in 
relation to this 
viewpoint. 

25 Brighton & 
Hove Beach 
south of 
King’s 
Esplanade 
junction with 
Medina 
Terrace  

528603, 
104304 

5300m 
North-west 
1m 

Beach users There are not 
considered to be 
any significant 
heritage 
considerations in 
relation to this 
viewpoint. 

 
6.8 An assessment of the effect of proposals on these representative viewpoints is undertaken 

in Section 7.  
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Section 7 
Assessment and Recommendations 

 
 

7.1 The representative viewpoints identified in Section 6 are assessed, with regard to 
landscape, townscape, visual, and heritage considerations, in Table EDP 7.1 below. The 
assessment of each viewpoint is followed by a recommendation; the recommendations 
have been compiled and the results presented as Plan EDP 8. 

 
Table EDP 7.1: Photoviewpoint Assessment Table  

PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude of 
Change 

Effect 

PVP 1 Albion Street (A259) 
 
1265m 
West 

Up to 18m (6 
storeys - 
midrise 
buildings) 

Low None None 

Up to 30m 
(10 storeys – 
tall buildings) 

Low Imperceptible Negligible 

Description of View 
This view is from Albion Street (A259) to the east of the small isolated ‘Riverside’ part of the 
Southwick Conservation Area (CA), where it abuts the southern side of the road, on the eastern 
approach to Shoreham-by-Sea. The site falls beyond, and is screened by, the historic 19th century 
properties of the Southwick CA, to the south of the road, and recent development blocks aligned 
with the road. These recent development blocks, being more distant, appear lower on the skyline 
so creating a ‘skyline gap’ between the CA buildings and recent residential blocks to the north of 
the road. This gap provides a subtle break between the attractive scene with a strong sense of 
place, created by the combination of the CA buildings and Lady Bee Marina, and the recent 
buildings north of the road that contribute little to the visual amenity or sense of place along this 
access route. 
 
Landmark Features 
The Schooner Inn is identified in the Conservation Area Character Appraisal (CACA) as a landmark 
feature, and the CA buildings and marina contribute to a strong sense of place and the riverside 
character. 
 
Skyline 
The skyline across the view is generally formed by surrounding buildings. The skyline gap, between 
the CA buildings and the recent development to the north of the road, provides a subtle break on 
the skyline that allows the traditional buildings to stand slightly apart so minimising the dominance 
of the recent development. 
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Heritage Assessment 
This view is identified as a ‘Key View’ in the CACA, therefore it is important to retain the positive 
elements of the CA and experience of the buildings and spaces within it, that can be appreciated 
from this location.  
 
This part of the CA has an appreciable riverside setting and an interesting mix of 19th and 20th 
century buildings, with a clear relationship with the harbour. The buildings in the designated area 
have been described in the CACA as a “hotch-potch” due to their variety of styles, scales, and 
uses. 
 
The characterful riverside buildings, including the Schooner Inn (acknowledged as a ‘landmark 
building’ in the CACA) are not currently ‘backdropped’ by any tall buildings beyond and are 
therefore the dominant elements of the experience of the harbour south of Albion Street. 
 
Modelling indicates that tall buildings within the site could potentially create a backdrop behind 
the characterful buildings in this view, eroding their dominance and changing the character of this 
part of the designated area. 
 
Development of tall buildings should therefore seek to retain the character of this part of the CA 
by ensuring that the traditional buildings continue to contribute to the sense of place as the 
dominant elements of the harbour south of Albion Street, in terms of the built form adjacent to 
the marina. 
 
 
Magnitude of Change Predicted 
Midrise and tall buildings (up to 10 storeys/30m) across the site would be predominantly hidden 
by intervening development. 
 
Very tall buildings (11+ storeys/ 33m+) would be increasingly apparent above the lower buildings 
across the skyline gap, eventually filling to the top of the gap and, at 26 storeys/78m would 
protrude above the foreground historic buildings to the south of the road. Buildings at 
approximately 16 storeys/48m would be apparent but leave a gap between the CA buildings and 
the recent development north of the road.  
 
It should be noted that from locations to the east of this PVP buildings over some 6 storeys/18m 
across the eastern end of the site would become increasingly apparent on the skyline beyond the 
marina and would become increasingly dominant in the view. 
 
 
Recommendation  
Development across the site should seek to retain the character of this part of the CA by ensuring 
that the traditional buildings continue to contribute to the sense of place as the dominant 
elements of the harbour south of Albion Street, in terms of the built form adjacent to the marina. 
This could be achieved by restricting proposed development across the site to approximately 16 
storeys/48m. There is potential for taller buildings across some areas of the site, where they would 
be hidden by foreground development, however their height and location would need to be 
determined through detailed analysis of specific site proposals. 
 
In addition, the character of views to the east of this PVP should be retained by minimising the 
effect of tall buildings on the horizon beyond the marina. This can be achieved by limiting the 
height of buildings across the eastern site area to some 6 storeys/18m. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 2 
 

Brighton Road 
(A259) adjacent to 
Kingston Village 
Green  
 
303m, 
West 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High 
 

High Major / 
moderate 

Up to 30m 
(10 storeys – 
tall buildings) 

High 
 

Very high Major 

Description of View 
This view is from the Brighton Road (A259) to the east of Kingston Village Green, comprising 
Kingston Buci Lighthouse, the beach, and the car park. The distinctive lifeboat station building is 
seen beyond the green while to the north the green is contained by an attractive terrace of painted, 
2 storey residential properties. These elements combine to create a distinctive, small scale, 
coastal/seaside character on the eastern approach to Shoreham-by-Sea. Beyond the lighthouse 
is the warehousing towards the eastern end of the site (c.12m height) and beyond the lifeboat 
station is the predominantly residential development at Shoreham Beach, to the south of the river. 
The warehouse obscures the majority of the site that falls beyond. 
 
Landmark Features 
The main landmark feature in this view is the lighthouse, which, together with the beach and 
terraced housing, contribute to the coastal/seaside character of the location.  
 
Skyline 
The ‘backdrop buildings’ to the lighthouse provide a relatively level skyline that falls below some 
50% of the height of the lighthouse, housing, and lifeboat station allowing these distinctive 
elements to stand out and create an attractive, strong sense of place. 
 
 
Heritage Assessment 
While the function of the mid-19th century Grade II listed Kingston Buci Lighthouse is clearly to 
provide a visible landmark to vessels in the harbour and sea to the south, it is also a dominant 
feature of views from the land and is a particularly striking landmark building as one approaches 
Shoreham by road from the east.  
 
The lighthouse is currently experienced in the context of the built form of Kingston Buci to the 
north, but its setting to the south is defined by the pleasant seaside character of the immediately 
surrounding village green beach area and, more widely, its associations with the harbour 
extending to the east and west. Key to this experience is the appreciation of the lighthouse as the 
dominant structure in terms of height, which affirms its significance as an important visual 
landmark. 
 
Modelling indicates that tall buildings at the eastern end of the site have the potential to rise 
above the lighthouse, creating a backdrop of built form behind the listed building that would 
challenge its dominance as the pre-eminent visual landmark. 
 
Any development proposals for tall buildings within the site should seek to retain the contribution 
that the setting of the listed building makes to the significance of the asset; i.e. by ensuring that 
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the lighthouse retains its visual pre-eminence, and that it continues to contribute to the sense of 
place through retention of its historic landmark qualities within the landscape. 
 
 
Magnitude of Change Predicted 
Midrise buildings (up to 6 storeys/18m) across the site would increase the height of the skyline 
beyond the lighthouse so that only the very top of the lighthouse protrudes above it. The proposed 
development would backdrop and, to some extent, dominate, the lighthouse so reducing its 
prominence in the view. 
 
Tall buildings (up to 10 storeys/30m) across the site would entirely backdrop the lighthouse and 
dominate it to a greater extent further reducing its prominence. 
 
 
Recommendation 
Development across the site should seek to ensure that the lighthouse remains the dominant 
features in the view and that the character of Kingston Village Green is retained. 
 
This could be achieved by ensuring that buildings across the eastern site area, within some 45m 
of the eastern site boundary, are restricted to some 3 storeys/9m height, between some 45m and 
170m of the site boundary, are restricted to some 4 storeys/12m, and between some 170m and 
260m of the site boundary, are restricted to some 6 storeys/18m. This would ensure that the 
skyline beyond the lighthouse is retained and the lighthouse continues to protrude above it by 
some 50% of its height. 
 
Taller buildings could be developed across areas of the remainder of the site but should sit below 
the roofline of the terraced housing (approximately 6 storeys/18m), or should not protrude above 
the terrace to such an extent that they create a significant negative effect. This judgement would 
be dependent on final height, development height profile, building form, and building design, all 
of which would need to be determined through further detailed analysis of specific site proposals. 
 
Taller buildings may be acceptable across these areas as long as the design objectives are 
addressed and subject to site-specific testing. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 3 
 

Basin Road South, 
car park 
 
1128m 
West 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High 
 

None None 

Up to 30m 
(10 storeys – 
tall buildings) 

High 
 

Very low Minor 

Description of View 
This view is from the PRoW (Monarch Way Promoted Route) and Cycleway (Sustrans National Cycle 
Route 2) on the sea wall adjacent to the car park. The warehouse buildings across the south 
quayside of the eastern harbour arm dominate the view to the north. To the south views are across 
Portslade/Southwick beaches to the breakwaters at the harbour mouth. This is a view with a 
strong sense of place relating to the harbour and the working docks. The site buildings are hidden 
by the foreground warehousing. 
 
Landmark Features 
There are no landmark features although the turbines, dock buildings, coast, and harbour arms 
form the distinctive features that create a strong character area. 
 
Skyline 
The skyline to the north is formed by the large scale, modern, warehouse buildings, to the south 
by the sea and the harbour breakwaters. 
 
Heritage Assessment 
There are not considered to be any significant heritage considerations in relation to this viewpoint. 
 
Magnitude of Change Predicted 
Midrise buildings (up to 6 storeys/18m) across the site would be obscured by the foreground 
development. 
 
Tall buildings (up to 10 storeys/30m) across the site would be just visible above the roofline across 
a small geographic extent of the view and would not be out of character with the modern, large 
scale foreground buildings. 
 
Recommendation 
Very tall buildings (11+ storeys/33m+) would be increasingly apparent, with development over 
some 15 storeys/45m protruding above the height of foreground roof tops, thereby increasing the 
magnitude of change. However, due to the large scale, modern, and utilitarian nature of the 
foreground development it is considered that very tall buildings across the site area up to some 
15 storeys/45m, and potentially above, would be an acceptable element in the view. Judgements 
about the final height of proposed development would depend on the height profile and building 
form, as well as the building design, all of which would need to be determined through further 
detailed analysis of specific site proposals. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 4 
 

Eastern Dock Arm – 
The Canal crossing 
 
790m, 
West 

Up to 18m (6 
storeys - 
midrise 
buildings) 

Medium Medium Moderate/ 
minor 

Up to 30m 
(10 storeys – 
tall buildings) 

Medium 
 

High Moderate 

Description of View 
This view is from the Sustrans National Cycle Route 2, where it crosses the canal, looking west 
along the canal towards the eastern end of the site. To the north and south are the warehouses 
and storage areas associated with the working docks of the eastern harbour arm. Aligned with the 
northern canal side are the landmark and distinctive features associated with Kingston Village 
Green, as described in relation to PVP 2. Despite the small size of the green within this view, due 
to distance, the eye is drawn to it by the lighthouse which stands out, primarily, because it 
protrudes above the skyline. The site is partially hidden although development towards its eastern 
end is visible beyond, and forms the backdrop to, the lighthouse. 
 
Landmark Features 
The main landmark feature in this view is the lighthouse. However, it is distant and forms a small 
element in the view. 
 
Skyline 
The buildings beyond the lighthouse provide a relatively level skyline that falls below some 50% 
of its height allowing it to stand out and contribute to the sense of place. 
 
 
Heritage Assessment 
As identified for PVP 2, the Grade II listed Kingston Buci Lighthouse is an important visual 
landmark, albeit to a lesser degree from this location. Although the experience of the lighthouse 
from this location is dominated by modern industrial and commercial activities, the listed building 
can still be appreciated as a characterful and dominant structure, in terms of height in relation to 
surrounding buildings. 
 
Once more, any development proposals for tall buildings within the site should seek to ensure that 
the lighthouse retains its visual pre-eminence, and that it continues to contribute to the sense of 
place through retention of its historic landmark qualities within the landscape. 
 
 
Magnitude of Change Predicted 
Midrise buildings (up to 6 storeys/18m) across the site would be apparent across a relatively small 
horizontal geographical extent and would represent a relatively small scale of change in the 
context of the working docks. However, building of this height would increase the height of the 
skyline beyond the lighthouse and terrace housing so that only the very top of the lighthouse would 
form the skyline thus reducing the prominence of this important building in the view.   
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Tall buildings (up to 10 storeys/30m) across the site would create a larger change in terms of 
vertical extent and would entirely backdrop the lighthouse so dominating it to a greater extent and 
further reducing its prominence. 
 
 
Recommendation  
Development across the site should seek to ensure that the lighthouse remains a distinct element 
in the view, by ensuring that it is seen against the sky to at least the same extent as at present, 
and retains the character of the green. 
 
This could be achieved by restricting development across the eastern site area, south of a line 
running from the PVP to the western end of the terraced housing and across the site beyond, to a 
height of 4 storeys/c.12m.  
 
It is considered that taller buildings, including very tall buildings, across areas of the remainder of 
the site could be an acceptable element in the view. This judgement would dependent on final 
height, development height profile, building form, and building design, all of which would need to 
be determined through further detailed analysis. 
 
Taller buildings may be acceptable across these areas as long as the design objectives are 
addressed and subject to site-specific testing. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 5 
 

Harbour mouth - 
eastern breakwater 
 
585m, 
North West 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High High Major/ 
moderate 

Up to 30m 
(10 storeys – 
tall buildings) 

High Very high Major 

Description of View 
This view is from the harbour mouth eastern breakwater and also represents views from the sea 
approach into the harbour. The breakwaters dominate the foreground with Shoreham-by-Sea, and 
the South Downs beyond, forming a strong horizontal skyline. There is a notable contrast in scale 
between the employment, retail, and dock warehousing, across the site to the west of the 
lighthouse, and the residential properties, beyond the green, to the east. The lighthouse is 
apparent but sits below the skyline so is not as prominent as in PVP 2 and 4. However, it is seen 
in the context of the Village Green with and South Downs beyond and this combination creates an 
attractive, distinctive, ensemble at the harbour entrance. The eastern site area is visible along the 
water front but the site area to the west is increasingly hidden by development to the south of the 
river. 
 
Landmark Features 
The harbour breakwaters and ‘harbour office’ are the most prominent feature in the view while 
the elements on and around the Village Green have a strong sense of place. Shoreham Power 
Station (apparent in the wider view) provides a strong landmark primarily due to the contrast 
between the tall, vertical nature of the chimney and the wide horizon. 
 
Skyline 
While the majority of the skyline is formed by the South Downs there are places where it is broken 
by the foreground development – notably the ‘harbour office’ and, in the wider view, the power 
station. 
  
 
Heritage Assessment 
The Shoreham Fort Scheduled monument lies centrally in this view, beyond the West Pier. It was 
constructed to look out onto Shoreham Harbour, defending the harbour entrance, its approaches 
and the beach.  
 
In terms of its setting, the scheduled monument, which is visible as a grassed mound (the walls 
being hidden from view from the direction of the sea), is nestled between the modern built form 
of Shoreham Beach to the west and the Lookout Station and wider harbour to the east. In this 
view, modern residential development on the harbour also provides a backdrop to monument.  
 
The experience of the scheduled monument in this view is heavily influenced by existing modern 
developments. While modelling indicates that tall buildings within the site have the potential to 
rise above the scheduled monument in much the same way as the existing modern built form. In 
this context, there would be little material change to its setting.  
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In light of the current experience of the monument and the fact that its significance as a defensive 
fort and gun battery derives principally from the ability to obtain outwards views from the fort out 
to sea, rather than the reverse, the development of tall buildings in the site is not considered, in 
this instance, to materially affect the contribution that the setting of the scheduled monument 
makes to its significance. 
 
The Grade II listed Kingston Buci Lighthouse is located to the right of the site in this view and, as 
set out previously for PVP 2, provides a visible landmark to vessels in the harbour and sea to the 
south. 
 
In terms of this listed building, as for PVPs 2 and 4, development proposals for tall buildings within 
the site should seek to ensure that the lighthouse retains its visual pre-eminence, and that it 
continues to contribute to the sense of place through retention of its historic landmark qualities 
within the landscape. 
 
 
Magnitude of Change Predicted 
Midrise buildings (up to 6 storeys/18m) across the site would be apparent across the eastern site 
area and would obscure views to all but the very tops of the South Downs beyond. The horizontal 
geographic extent of the change, combined with the fact that the proposals would obscure views 
to the South Downs contributes to a high magnitude of change. 
 
Tall buildings (up to 10 storeys/30m) across the site would create a slightly larger change in terms 
of both vertical and, due to increased visibility above foreground development, horizontal extent, 
and would entirely obscure views to the South Downs beyond. 
 
 
Recommendations 
Development across the site should seek to retain the character of Kingston Village Green, to 
ensure that the lighthouse retains its visual pre-eminence, and to retain some visibility to the 
South Downs. 
 
This could be achieved by restricting development height across the eastern site area as the 
recommendations for PVP1, PVP2 and PVP4 - buildings across the eastern site area, within some 
45m of the eastern site boundary, restricted to some 3 storeys/9m height, between some 45m 
and 170m of the site boundary, restricted to some 4 storeys/12m, and between some 170m and 
260m of the site boundary, restricted to some 6 storeys/18m. 
 
It is considered that taller buildings, including very tall buildings, across areas of the remainder of 
the site could be an acceptable element in the view. This judgement would be dependent on final 
height, development height profile, building form, and building design, all of which would need to 
be determined through further detailed analysis. 
 
Taller buildings may be acceptable across these areas as long as the design objectives are 
addressed and subject to site-specific testing. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude of 
Change 

Effect 

PVP 6 
 

Southwick Green, 
northern end  
1052m, 
South West 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High None None 

  Up to 30m 
(10 storeys – 
tall buildings) 

High Imperceptible None/ 
negligible 

Description of View 
This view is across the Southwick Green towards the site. The green and surrounding buildings 
fall within the Southwick CA and form an attractive, relatively tranquil, urban pocket with a strong 
sense of place, reminiscent of the English village green. The site is hidden by foreground 
development at the edge of the green. 
 
Landmark Features 
There are no particular landmark features, it is the combination of the green and surrounding 
houses that creates the sense of place. 
 
Skyline 
The skyline is formed by the properties and vegetation surrounding the green. The only 
interruptions are the dock wind turbines, to the south, and Shoreham Power Station chimney, to 
the south-east, both of which protrude above the roof skyline. These structures are of limited 
horizontal extent and are generally partially screened by trees and thus not prominent in the view. 
The turbines are visible in the wider image but the chimney lies to the east of the view (left of 700 
image). 
  
 
Heritage Assessment 
This view is identified as a ‘Key View’ in the CACA, therefore it is important to retain the positive 
elements of the CA, and experience of the buildings and spaces within it, that can be appreciated 
from this location.  
 
The character and appearance of this part of the Southwick CA is defined by The Green and     
Church Lane, which comprises an open green overlooked by development of a relatively uniform 
domestic two-storey scale. On the western side of the green are the historical listed buildings, 
dating from the 16th to 18th centuries while, more widely, the buildings date to the early 1900s.  
 
Tall buildings within the site could potentially create a backdrop behind the characterful buildings 
in this view, changing the character of this part of the designated area, which is derived, in part, 
by the modest scale of buildings appreciated in views across the green. 
 
Development of tall buildings within the site should therefore seek to retain the character of this 
part of the CA by ensuring that the scale of built form that is visible in this view is consistent with 
the established character of the buildings surrounding the green.   
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Magnitude of Predicted Change  
Midrise and tall buildings across the site, up to 10 storeys/30m, would be hidden by foreground 
buildings at the edge of the green. 
 
Very tall buildings (11+ storeys/33m+) would not be apparent up to some 15 storeys/45m and 
above except, potentially, between buildings. Due to proximity, development across the eastern 
site area would break the skyline at a lower height than development across the western site area. 
 
 
Recommendation  
Development should seek to retain the character of this part of the CA by ensuring that built form 
is not visible or that the scale of built form that is visible in this view is consistent with the 
established character of the buildings surrounding the green.   
 
Built form will not be visible in the view if the height across the site is limited to some 15 
storeys/45m. There may be potential for higher buildings, notably across the western site area 
which is further from the site so that buildings here would be higher before they are seen above 
the foreground. Judgement regarding the maximum height and location of taller buildings would 
need to be determined through further detailed analysis of detailed site proposals. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 7 
 

Kingston Lane 
junction with St 
Julians Lane  
 
432m, 
South West 

Up to 18m (6 
storeys - 
midrise 
buildings) 

Medium Very low Minor/ 
negligible 

Up to 30m 
(10 storeys – 
tall buildings) 

Medium Low Minor 

Description of View 
This view is across the Shoreham College playing fields towards the listed buildings, to the north-
west, and the railway and buildings beyond, including Kingston Buci Lighthouse, to the south. The 
playing fields and buildings fall within the Kingston Buci CA and form an attractive urban pocket 
with the character of a traditional English public school. There is a glimpsed view, between the 
trees, to Kingston Buci Lighthouse beyond the railway line. Views across the playing fields towards 
the site from Kingston Lane are intermittent due to vegetation along the edge of the playing fields 
adjacent to the road. The site is hidden by foreground development. 
 
Landmark Features 
The playing fields and historic buildings fall with the CA and it is the combination of these features 
that creates the sense of place. The lighthouse is a minor element and, as such, is not considered 
as a landmark feature in this view. 
 
Skyline 
The skyline is formed by the school buildings and by vegetation within and beyond the CA.  
 
 
Heritage Assessment 
The Kingston Buci CA designates the area around the Grade II listed Shoreham College, which is 
characterised by the listed public school building and its associated open spaces enclosed by flint 
walls, as well as other significant historic buildings, such as the Grade I listed St Julian’s Church, 
which together form a historic group. 
  
The character of the area is also defined by the sense of enclosure by mature trees, which, along 
with the built form, maintains the visual separation between the designated area and the wider 
Shoreham settlement beyond. The trees and historic built form and boundary treatments around 
open spaces within the CA are therefore the dominant elements of the experience of the 
designated area. 
 
Modelling indicates that tall buildings within the site have the potential to form a backdrop behind 
the characterful college buildings in this view, potentially eroding their dominance, and changing 
the character of the designated area. 
 
Development of tall buildings in the site should seek to retain the contribution that the historic 
building group makes to the CA; i.e. by ensuring that the college and other historic buildings retain 
their visual pre-eminence, and that the sense of enclosure from the wider Shoreham settlement 
continues to contribute to the sense of place. The scale of any new built form that would be visible 
in this view should be consistent with the established character of the buildings within and beyond 
the college grounds. 
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Magnitude of Predicted Change  
Midrise buildings, (6 storeys/18m) would be predominantly hidden by the buildings and vegetation 
to the south and west of the playing fields, although they would be apparent at low points in the 
vegetation south of the buildings from this PVP and from Kingston Lane to the south, where lining 
vegetation allows. 
 
Tall buildings (up to 10 storeys/30m) across the site would be apparent, where foreground 
vegetation allows, above the trees to the south of, and adjacent to, the school building. 
Development of this height would sit just below the ridgeline of the school building, it would not 
protrude above this building. 
 
Very tall buildings (11+ storeys/33m+) would become increasingly apparent above the ridgeline 
of the school building so diminishing the prominence of this building and detracting from the 
character of the location. Due to proximity, development across the eastern site area would break 
the skyline at a lower height than development across the western site area. 
 
 
Recommendation  
Development should seek to ensure that the college and other historic buildings retain their visual 
pre-eminence, and that the sense of enclosure from the wider Shoreham settlement continues to 
contribute to the sense of place. This can be achieved by ensuring that development retains, and 
not break, the skyline created by the school building by limiting height across the site to some 10 
storeys/30m. 
 
There may be potential for higher buildings, notably across the western site area, so long as the 
scale of any new built form that would be visible in this view is consistent with the character of the 
buildings within and beyond the college grounds. Judgement regarding the maximum height and 
location of taller buildings would need to be determined through further detailed, site specific 
analysis.  
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 8 
 

Adur Ferry Bridge 
 
344m, 
North East 

Up to 18m (6 
storeys - 
midrise 
buildings) 

Medium Very High Major/ 
moderate 

Up to 30m 
(10 storeys – 
tall buildings) 

Medium Very High Major/ 
moderate 

Description of View 
This view is from the southern end of the bridge along the River Adur towards the harbour entrance 
to the east. The wider photograph shows the relationship between St Mary de Haura Church and 
the western end of the site, marked by the development currently under construction at                     
79-81 Brighton Road (photographed at 6 storeys/18m high but with permission to go to 7 
storeys/21m). To the east of this building, the western site area is seen running along the 
waterfront with the eastern area hidden by foreground boats and recent residential development 
south of the river. As one progresses north across the bridge the screening effect of the boats 
along the shore decreases opening up views to the site land and along the river to its mouth. 
 
Buildings to the west of the construction site fall within the Shoreham-by Sea CA. The character 
here is of a small-scale, traditional, river estuary fishing village which enriched by the foreground 
tidal mud flats and house boats. In contrast, the character to the east of the construction site is 
of a medium scale office block, to be retained, with dockland warehousing, storage and associated 
activities across the site beyond. The building under construction creates a strong division 
between the two character areas. While views to the South Downs on the skyline, and the 
horizontal nature of the view, provides some unity, this too is broken by the new building.  
 
Landmark Features 
St Mary de Haura Church, apparent in the wider view, provides a landmark feature in the view. 
 
Skyline 
The skyline is formed by the South Downs with the primary exceptions comprising                                    
St Mary de Haura Church and, in the wider image, the building under construction and recent 
buildings south of the river (some 4-5 storeys/12m-18m high). 
 
 
Heritage Assessment 
The CACA identifies that the footbridge forms an important gateway into the CA. The CACA 
identifies Key Views’ from Shoreham Beach, albeit northwards, towards the Shoreham-by-Sea 
settlement and the Grade I listed St Mary de Haura Church, rather than in the direction of the site. 
 
Nonetheless, in the view towards the site, the Shoreham-by-Sea CA is visible and characterised by 
the riverfront, defined by low-rise clustered development around a riverside setting, with the yacht 
club and associated boats. The Grade I listed St Mary de Haura Church is an important landmark 
feature at the western periphery of the view.  
 
This is one of the most prominent locations for appreciating the CA as a compact riverside 
development with the river in the foreground displaying its associated nautical activity. The view 
of the town from the south side of the river and the perception of its mass, scale, and landscape 
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setting against the backdrop of the downland and with the wide sweep of the River Adur in the 
foreground is described in the CACA as a critical component of the CA’s character that is vital to 
protect. 
Development of tall buildings in the site should therefore seek to ensure the preservation of the 
CA as a compact riverside development and the protection of the landmark quality of the tower of 
the St Mary de Haura Church. The height and mass of new development on the edge of the CA 
should not upset the balance of these key views towards the historic core of the town, or adversely 
affect the appreciation of its special interest. 
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) and tall buildings (up to 10 storeys/30m) across the site would 
obscure views to the South Downs beyond the site and comprise a large, and increasing, horizontal 
and vertical extent of the view. Midrise buildings up to 3 storeys/9m high (the height of the office 
building to be retained) would sit below the skyline. 
 
The site is set well back from the St Mary de Haura Church (it sits some 240m from the church 
tower) and the main site area is separated from the CA by the new building under construction. 
These factors would help to moderate the magnitude of change to the townscape character of the 
CA resulting from development across the site. 
 
 
Recommendation  
Development of the site should seek to ensure: the preservation of the sense of place of this 
compact riverside development of the historic town centre within the CA; and the protection of the 
landmark quality of the tower of the St Mary de Haura Church. 
 
This can be achieved through the following considerations regarding the height of buildings across 
the site: 
 
• Tall buildings  (up to 10 storeys/30m), and above, should be set back from the CA, to the east 

of the construction site, so minimising potential dominance of this smaller scale character 
area; 

• There should be a stepped increase in height east from the construction site to create a softer 
building height line. A block uniform height line would create too large a scale while an 
individual, statement tower would be more likely to detract attention from the historic town 
centre; 

• Development across the site should retain glimpsed views to the skyline formed by the South 
Downs; and 

• Set back of tall buildings from, and stepping down in building height to, lower development at 
the eastern end of the site (as described with regard to PVP 1, 2, 4 and 5) to create a break 
in development between the site and residential blocks south of the River in views from the 
bridge north of this viewpoint. This would have the effect of emphasising the river route, so 
adding to the legibility of the landscape, and minimising the potential to dominate 
development south of the river. 

 
Judgement regarding the maximum height and location of taller buildings would need to be 
determined through further detailed, site specific, analysis. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 9 
 

Emerald Quay 
 
100m, 
North 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High Very High Major 

  Up to 30m 
(10 storeys – 
tall buildings) 

High Very High Major 

Description of View   
This view is from the southern river bank at the western extent of Emerald Quay and represents 
the most easterly point from which St Mary de Haura Church is visible; further to the east views to 
the church are hidden by the building currently under construction at 79-81 Brighton Road at the 
western site extent (currently 6 storeys/18m high with permission for 7 storeys/approximately 
21m maximum height). To the east of the construction site is a 2 storey office building, to be 
retained, with the dockland and commercial warehousing and structures which are due to be 
replaced. Buildings to the west of the construction site fall within the Shoreham-by-Sea CA; the 
character here is of a small scale, traditional estuary fishing village which maintains a strong sense 
of place despite the dominance of the adjacent development. The building under construction 
creates a strong division between the two character areas.  
 
Landmark features 
St Mary de Haura Church provides a distinctive landmark feature within the surrounding CA. 
 
Skyline 
The skyline is formed by the buildings of the CA to the west, with the church tower forming a 
distinctive landmark protruding above the roofline, and by buildings across the site to the east. 
 
 
Heritage Assessment 
In this view, similar to PVP 8, albeit not a recognised ‘Key View’, the Shoreham-by-Sea CA is visible 
and characterised by the riverfront, defined by low-rise clustered development around a riverside 
setting, with the yacht club and associated boats. The Grade I listed St Mary de Haura Church is 
an important landmark feature rising above the built form of the CA. 
 
Development of tall buildings in the site should therefore seek to ensure the preservation of the 
CA as a compact riverside development and the protection of the landmark quality of the tower of 
the St Mary de Haura Church.  
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) and tall buildings (up to 10 storeys/30m) across the site would 
comprise a large horizontal, and an increasing vertical, extent of the view and become increasingly 
dominant further detracting from the townscape character of the CA. They would be out of scale 
and create an overbearing presence in relation to the properties to the south of the river.  
 
Buildings up to 4 storeys/12m height (the approximate height of warehousing across the site) 
would have comparatively little effect on the character in terms of height. The magnitude of 
change, and the nature of change (positive or negative) resulting from buildings above this height 
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would depend on the nature of the development. This is considered further below under 
recommendations. 
 
The building under construction: 
 
• Falls across the most westerly area of the site and obscures views to the St Mary de Haura 

Church from viewpoints on the southern river bank to the east; and 
• Separates the main site area from the CA. 

 
Accordingly, development across the site would not further restrict views from the southern river 
bank to this landmark feature. 
  
 
Recommendation  
Development of tall buildings should seek to ensure: the preservation of the sense of place of this 
compact riverside development of the historic town centre within the CA; and the protection of the 
landmark quality of the tower of the St Mary de Haura Church. 
 
This can be achieved through the following considerations regarding the height of buildings across 
the site: 
 
• Tall buildings (up to 10 storeys/30m), and above, should be set back from the CA so 

minimising potential dominance of this smaller scale character area; and 
• There should be a stepped increase in height east from the construction site to create a softer 

building height line. A block uniform height line would create too large a scale while an 
individual, statement tower would be more likely to detract attention from the CA at the town 
centre. 
 

Judgement regarding the maximum height and location of taller buildings would need to be 
determined through further detailed, site specific, analysis. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 10 Sussex Wharf 
 
90m, 
North 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High Very high Major 

  Up to 30m 
(10 storeys – 
tall buildings) 

High Very high Major 

Description of View 
This view is from the southern river bank at Sussex Wharf from where the whole of the site along 
the river frontage is visible. The site comprises a collection of large scale commercial and dockland 
warehouses, storage areas, and structures associated with its dockland use. These buildings are 
generally some 12m high creating a generally uniform skyline. There are glimpsed views to the 
commercial warehousing beyond the Brighton Road (A259), while the South Downs are 
predominantly obscured by buildings. The tip of the lighthouse, that marks the harbour entrance, 
can just be made out on the skyline above a warehouse building at the eastern end of the site, 
with the power station chimney beyond and to the east. The recent residential blocks, 4 storeys, 
at Sussex Wharf are seen along the southern river bank. 
 
Landmark Features 
The lighthouse, an important landmark marking the harbour entrance, is barely visible in the view. 
The dockland development and activities across the site dominate the view creating a strong 
sense of place but with no landmark features. 
 
Skyline 
The skyline is formed by the warehousing which creates a relatively uniform horizontal skyline; 
vertical elements are limited in height and number with the exception of the power station. 
 
 
Heritage Assessment 
There are not considered to be any significant heritage considerations in relation to this viewpoint. 
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) and tall buildings (up to 10 storeys/30m) across the site would 
comprise a large horizontal and increasing vertical, extent of the view. They would be increasingly 
out of scale with, and create an overbearing presence in relation to, the properties to the south.  
 
Buildings up to 4 storeys/12m height (the approximate height of warehousing across the site) 
would have comparatively little effect on the character in terms of height. The magnitude of 
change, and the nature of change (positive or negative) resulting from buildings above this height 
would depend on the nature of the development. This is considered further below under 
recommendations. 
 
The lighthouse is predominantly obscured by existing development on site. Accordingly, it is 
considered that any further development across the site that obscures this view would result in 
comparatively little change in this regard. 
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Recommendation  
Development of the site should seek to ensure that the new development is well integrated with 
the site context so minimising its impact and the potential for it to be overbearing in relation to 
residential development to the south of the river. 
 
This can be pursued through the following considerations regarding the height of buildings across 
the site: 
 

• Restriction of the height of development across the eastern end of the site as 
recommended in relation to PVP1, 2, 4 and 5.  

• Taller buildings to step up in height towards the centre of the site to the west. This would 
help to ensure integration of the proposed development height with the context, to 
emphasise the river route so adding to the legibility of the landscape, and to create a 
softer building height line. By contrast, a block of midrise, or taller, development of 
uniform height would create too large a scale that would be overbearing in the view. 

 
Judgement regarding the maximum height and location of taller buildings would need to be 
determined through further detailed, site specific, analysis. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 11 
 

Harbour Way 
 
137m, 
North 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High Very high Major 

  Up to 30m 
(10 storeys – 
tall buildings) 

High Very high Major 

Description of View 
This view is from the pavement along the southern river bank to the east of Sussex Wharf. It falls 
at the most westerly point from which the lighthouse is fully visible; further to the west, views to 
this landmark are hidden by the onsite warehouse building towards the eastern end of the site. 
The lighthouse is seen beyond the eastern, undeveloped, site extent, protruding above the skyline 
formed by the terraced housing beyond, and is framed by the lifeboat station to the south (right). 
The site comprises a collection of warehouse buildings, storage areas and activities associated 
with its dockland use, up to some 12m high, which largely screen views beyond, although there 
are glimpsed views to the tops of the South Downs.  
 
Landmark Features 
The lighthouse provides an important and historic landmark feature. 
 
Skyline 
The skyline across the site is dominated by the warehousing with infrequent glimpsed views to the 
South Downs. The lighthouse breaks the skyline so enhancing its prominence. The lifeboat station 
and the power station chimney break the skyline but, due to their set back from the lighthouse, 
they do no not dominate or overpower it.  
 
 
Heritage Assessment 
The Grade II listed Kingston Buci Lighthouse is located to the right of the site in this view and, as 
set out previously for PVP 2, provides a visible landmark to vessels in the harbour and sea to the 
south. 
 
In terms of this listed building, as for PVPs 2 and 4, development proposals for tall buildings within 
the site should seek to ensure that the lighthouse retains its visual pre-eminence, and that it 
continues to contribute to the sense of place through retention of its historic landmark qualities 
within the landscape. 
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) and tall buildings (up to 10 storeys/30m) across the site would 
comprise a large horizontal, and an increasing vertical, extent of the view and would obscure views 
to the lighthouse. 
 
Buildings up to 4 storeys/12m height (the approximate height of warehousing across the site) 
would have comparatively little effect on the character in terms of height. The magnitude of 
change, and the nature of change (positive or negative) resulting from buildings above this height 
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would depend on the nature of the development. This is considered further below under 
recommendations. 
 
 
Recommendation 
Development across the site should seek to ensure that the lighthouse remains the dominant 
feature in the view and that the character of Kingston Village Green is retained. 
 
This can be achieved by: 
 
• Leaving the eastern site extent open/undeveloped south of a line extending from the PVP to 

the south-eastern extent of the existing building at the eastern end of the site, or leaving the 
eastern site extent, up to some 45m from the eastern boundary, open; 

• Limiting the height of proposed buildings to the west of this open land, to within some 260m 
of the eastern boundary, as recommended in relation to PVP1, 2, 4 and 5, to ensure that they 
are not overbearing; and 

• Stepping taller buildings up to the west as recommended in relation to PVP 10. 
 
Alternatively, it can be accepted that while views to the lighthouse from this location would be lost, 
they would still be available from the publicly accessible land around the fort and harbour mouth 
to the south-east of this viewpoint. 
 
Taller buildings may be acceptable across these areas as long as the design objectives are 
addressed and subject to site-specific testing. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 12 
 

Shoreham Beach 
foreshore south of 
Old Fort Road/The 
Burrells junction 
 
490m, 
North 

Up to 18m 
(6 storeys - 
midrise 
buildings) 

 High Very low Minor 

  Up to 30m 
(10 storeys – 
tall buildings) 

High Low to 
medium 

Moderate 
at most 

Description of View 
This view is from the boarded footpath along the upper beach looking north towards the site. The 
view is across the upper beach to the predominantly 2 storey recent residential development along 
the beach front south of Old Fort Road. The properties are recent and do not reflect the buildings 
of the historic settlement core and, in this sense, do little to contribute to the sense of place. The 
existing residential development allows only infrequent glimpsed views to the South Downs on the 
skyline beyond. The main character, demonstrated by the wider view, is of an exposed, broad, 
open panorama with a narrow band of development sandwiched between the simple, open 
landscape of the beach and big open skies. It has a strong linear form with vertical elements 
limited to the power station chimney, providing a reference point, in the wider view. The site is not 
visible in the view. 
 
Landmark Features 
There are no landmark features in the view although, as noted above the power station chimney 
catches the eye in this horizontal landscape; the sense of place is primarily created by the beach, 
the South Downs and the horizontal nature of the view.  
 
Skyline 
The skyline is predominantly formed by the development along the beach and beyond with 
infrequent glimpses to the South Downs. 
 
 
Heritage Assessment 
There are not considered to be any significant heritage considerations in relation to this viewpoint. 
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) across the site would sit below the ridge level of foreground 
development and at, or below, that of mid-ground development. Views to the highest tops of     
South Downs would be just apparent above. 
 
Tall buildings (up to 10 storeys/30m) across the site would sit below the ridge level of foreground 
development but above that of mid-ground development obscuring views to the South Downs. 
However, if there were breaks in the upper building height, as is likely, glimpsed views could be 
retained as existing. 
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Above 10 storeys/30m the magnitude of change would increase with increase in building height 
up to some 15 storeys/45m. Above this height, the very tall buildings would protrude above the 
ridge height of the foreground ridge buildings and would become substantially more dominant in 
the view. 
 
 
Recommendation  
Development of the site should seek to ensure that the new development is well integrated with 
the site context so retaining the character of the view.  
 
This can be pursued through the following considerations regarding the height of buildings across 
the site: 
 

• Development across the site should seek to retain glimpsed views to the South Downs 
which are primarily available along the sight lines identified by PVP 12, 13 and 14. This 
could be achieved by limiting buildings in these locations to some 5 storeys/15m). 

• Stepping building heights up from these ‘low points’ to create a gentle undulation in 
building height. Blocks of midrise or taller buildings with a uniform height line would 
create too large a scale at odds with the context. An individual ‘statement’ tower would 
draw attention but this would only be relevant if it made a positive contribution to legibility. 

Judgement regarding the maximum height and location of taller buildings would need to be 
determined through further detailed, site specific, analysis. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 13  Old Fort Road 
junction with 
Winterton Way 
 
454m, 
North 

Up to 18m (6 
storeys - 
midrise 
buildings) 

Low Low Minor/ 
negligible 

  Up to 30m 
(10 storeys – 
tall buildings) 

Low Low to 
medium 

Minor at 
most 

Description of View 
This view is from Old Fort Road looking north towards the site along Winterton Way. This view 
shows the 1 and 2 storey recent residential development typical of Shoreham Beach area, with 
an industrial shed and the residential blocks, up to 4 storeys, along the southern river bank. Views 
to the South Downs are limited to glimpsed views to the higher tops above the ridgeline. The 
properties do not reflect the buildings of the historic settlement core and, in this sense, do little to 
contribute to the sense of place. There are details in the architecture and planting that give clues 
to the seaside location. However the main character is of a recent, residential, suburban, 
development with the glimpsed views to the South Downs providing some orientation. The site is 
not apparent in the view. 
 
Landmark Features 
There are no particular strong individual distinctive landmark features. The South Downs provides 
the strongest characteristic feature but is of low prominence due to its small proportion of the 
view. 
 
Skyline 
The skyline is predominantly formed by development with occasional glimpses to the                   
South Downs. 
 
  
Heritage Assessment 
There are not considered to be any significant heritage considerations in relation to this viewpoint. 
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) across the site would sit below the ridge level of foreground 
development and at that of mid-ground development. Views to the South Downs would be 
obscured. 
 
Tall buildings (up to 10 storeys/30m) across the site would sit below the ridge level of foreground 
development but above that of mid-ground development. Views to the South Downs would be 
obscured. 
 
Above 10 storeys/30m the magnitude of change would increase with the increase in building 
height up to some 25 storeys/75m. Above this height the very tall buildings would protrude above 
the ridge height of the foreground ridge buildings and would become substantially more dominant 
in the view. 
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Recommendation  
Development of the site should seek to ensure that the new development is well integrated with 
the site context so retaining the character of the view.  
 
This can be pursued by ensuring that development across the site should seek to retain glimpsed 
views to the South Downs which are primarily available along the sight lines identified by PVP 12, 
13 and 14. This could be achieved by limiting buildings in these locations to some 5 storeys/15m). 
 
Judgement regarding the maximum height and location of taller buildings would need to be 
determined through further detailed, site specific, analysis. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 14  Shoreham Beach 
South, high water 
mark south Old Fort 
Road/ Shingle Road 
junction 
549m, 
North 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High Low Moderate/ 
minor 

  Up to 30m 
(10 storeys – 
tall buildings) 

High Low to 
medium 

Moderate 
at most 

Description of View 
The view is across the upper beach to the predominantly 2 storey recent residential development 
along the beach front, south of Old Fort Road. The properties are recent and do not reflect the 
buildings of the historic settlement core and, in this sense, do little to contribute to the sense of 
place. The development allows only infrequent glimpsed views to South Downs on the skyline 
beyond. The main character is of an exposed, broad, open panorama with a narrow band of 
domestic scale development, sandwiched between the simple, open landscape of the beach and 
big open skies. It has a strong horizontal form with vertical elements limited to the power station 
chimney which provides a reference point in the wider view. The site is not visible in the view. 
 
Landmark Features 
There are no landmark features in the view although the vertical nature of the chimney catches 
the eye in this horizontal landscape. The sense of place is primarily created by the beach, the 
South Downs and the horizontal nature of the view.  
 
Skyline 
The skyline is predominantly formed by the development along the beach and beyond with 
infrequent glimpses to the South Downs. 
 
 
Heritage Assessment 
There are not considered to be any significant heritage considerations in relation to this viewpoint. 
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) across the site would sit below the ridge level of foreground 
development and at, or below that of mid-ground development. Views to the highest level of the 
South Downs would be just apparent. 
 
Tall buildings (up to 10 storeys/30m) across the site would sit below the ridge level of foreground 
development but above that of mid-ground development. Views to the South Downs would be 
obscured. 
 
The magnitude of change would increase proportionally with increase in building height, and the 
vertical extent of the view, up to some 15 storeys/45m. Above this height the very tall buildings 
would protrude above the ridge height of the foreground ridge buildings and would become 
substantially more dominant in the view. 



Land at Western Harbour Arm  
Tall Buildings Capacity Study 

EDP3647_02e 
 

67 

Recommendation  
As for PVP 12. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 15  Brighton Road 
(A259) roundabout 
west of Norfolk 
Bridge  
 
1287m, 
North East 

Up to 18m (6 
storeys - 
midrise 
buildings) 

Low Low  Minor/ 
negligible 

  Up to 30m 
(10 storeys – 
tall buildings) 

Low Medium Minor 

Description of View 
This view is from the Brighton Road (A259) western approach to Shoreham-by-Sea historic core. 
The road is lined by recent residential development at Shoreham Beach to the south (right) and 
the Lancing-Shoreham Green Gap to the north (left). The residential properties do not reflect the 
buildings of the historic settlement core and, in this sense, do little to contribute to the sense of 
place. St Mary de Haura Church is just apparent above vegetation to the north (left) of the road 
with development within the Shoreham-by-Sea CA, set against the South Downs, visible along the 
line of the road. The building under construction at the western end of the site can just be made 
out at the eastern (right hand) edge of this ‘window’. The site area to the east of this building is 
obscured by the recent development at Shoreham Beach, while the site area to the north of this 
building, north of the Brighton Road (A259), falls beyond the CA. The character of this view is 
dominated by the recent development south of the river and the A259 with its associated traffic 
and road lighting and signage. 
 
Landmark Features 
The St Mary de Haura Church would provide a landmark feature were it not predominantly 
screened by vegetation. This, and the historic settlement are the most characteristic elements in 
the view, however they have a low profile due to the small proportion of the view that they 
comprise. 
 
Skyline 
The skyline is dominated by foreground vegetation to the north of the road and by recent 
development to the south. Across the ‘window’ it is formed by the South Downs beyond the CA. 
 
 
Heritage Assessment 
In this view, the southern edge of the Shoreham-by-Sea CA is visible on the approach to Norfolk 
Bridge and characterised here by a distant view of the low-rise clustered riverfront development, 
albeit in the context of non-characteristic development beyond the historic core. The Grade I listed 
St Mary de Haura Church is an important landmark feature that can be glimpsed above the built 
form and vegetation. 
 
In much the same way as the previously identified views of these heritage assets, development of 
tall buildings in the site should seek to ensure the preservation of the experience of the CA as a 
compact riverside development and the protection of the landmark quality of the tower of the St 
Mary de Haura Church.  
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Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) would be visible across a very limited extent of the view 
between the building under construction and the 4 storey building on the river front within the CA. 
It would sit just below the skyline, formed by the South Downs, but above the ridge height of 
buildings within the CA. 
 
Tall buildings (up to 10 storeys 30m) would be visible across a limited extent of the view projecting 
above the skyline beyond the CA and back-dropping the 4 storey building within the CA and the 
building under construction. However, development would be set back from the St Mary de Haura 
Church and would not be visible above the roof line of the recent development south of the river.  
 
The magnitude of change resulting from development above 10 storeys/30m would increase 
proportionally with increase in building height up to some 15 storeys/45m. Above this height the 
very tall buildings would sit just above the level of the top of the church tower, albeit set back from 
it, and would protrude above the ridge height of the recent development south of the river so 
becoming substantially more dominant in the view. 
 
 
Recommendation  
Development of the site should seek to ensure the preservation of the sense of place of the 
compact riverside development of the historic town centre within the CA; and the protection of the 
landmark quality of the tower of the St Mary de Haura Church. 
 
This can be achieved by limiting development across the site area north of the Brighton Road 
(A259) to 3 storeys/18m so ensuring that it is not seen above the horizon. 
 
It is also recommended that to minimise negative effects on this view, consideration should be 
given to the form of any development protruding above the roofline of residential development 
south of the road, above 15 storeys/45m. This should include consideration of the desirability of 
creating gentle undulation(s) in building height. Blocks of very tall buildings with a uniform height 
line could create too large a scale at odds with the context. An individual ‘statement’ tower would 
draw attention away from the historic settlement core. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 16  Brighton Road 
(A259) on Norfolk 
Bridge  
 
697m, 
East 

Up to 18m (6 
storeys - 
midrise 
buildings) 

Medium Very low Minor/ 
negligible 

  Up to 30m 
(10 storeys – 
tall buildings) 

Medium Medium Moderate/ 
minor 

Description of View 
This view is from the Brighton Road (A259) at Norfolk Bridge looking north-east across the river 
towards the historic settlement core within Shoreham-by-Sea CA. A mixture of modern and older 
generally medium scale properties along the water front screen the smaller scale development 
beyond, with the exception of a small ‘window’ along the line of the bridge. St Mary de Haura 
Church tower is largely screened, with just the top seen on the skyline. The site is screened by 
foreground development. 
 
Landmark Features 
The St Mary de Haura Church provides a landmark feature which, together with the surrounding 
buildings and elements within the CA create a strong sense of place. 
 
Skyline 
The skyline is predominately formed by development lining the river. 
 
 
Heritage Assessment 
The CACA identifies that Norfolk Bridge forms an important gateway into the CA. The CACA 
identifies a Key View from the bridge towards the Shoreham-by-Sea settlement and the Grade I 
listed St Mary de Haura Church, in the direction of the site. 
 
The southwest edge of the Shoreham-by-Sea CA is experienced in this view, characterised by the 
more recent, denser developments on the riverfront. The Grade I listed St Mary de Haura Church 
is an important landmark feature rising above the settlement.  
 
The CACA identified the bridge as one of the most prominent locations for appreciating the CA as 
a compact riverside development with the river in the foreground displaying its associated nautical 
activity.  
 
Development of tall buildings in the site should therefore seek to ensure the preservation of the 
CA as a compact riverside development and the protection of the landmark quality of the tower of 
the St Mary de Haura Church. The height and mass of new development on the edge of the CA 
should not upset the balance of this key view towards the historic core of the town, or adversely 
affect the appreciation of its special interest. 
 
 



Land at Western Harbour Arm  
Tall Buildings Capacity Study 

EDP3647_02e 
 

71 

Magnitude of Predicted Change  
From this location on the bridge, midrise buildings (6 storeys/18m) and tall buildings (up to 10 
storeys/30m) would not be apparent above the foreground development. 
 
However, in views from the bridge to the west of this point midrise buildings (6 storeys/18m) would 
be visible between the CA, approximately at the northern end of the Adur Ferry Bridge, and the 
power station, a small geographic extent of the view. The top of the development would sit just 
below the distant skyline and at a similar height to the recent development to the south of the 
river resulting in a very low magnitude of change, at most. Tall buildings (up to 10 storeys/30m) 
see from this location would be visible across the same horizontal extent but would obscure the 
skyline and be seen just above the tall river frontage buildings within the CA just to the east (right) 
of the St Mary de Haura Church. The magnitude of change would increase proportionally with an 
increase in building height up to some 15 storeys/45m. Beyond this height, the development 
would be seen above the foreground buildings and would become an increasingly dominant 
element in the view detracting from the prominence of the St Mary de Haura Church. 
 
 
Recommendation  
Development of the site should seek to ensure the preservation of the CA as a compact riverside 
development and the protection of the landmark quality of the tower of the St Mary de Haura 
Church. 
 
This could be achieved by ensuring that visibility to proposals from the bridge beyond/above the 
CA is kept to a minimum, and that where it is visible it is set back from the church tower. 
 
Development up to 9 storeys/27m would generally sit below the height of the CA. Taller 
development across the site area south of the Brighton Road (A259), up to some 10 storeys/33m, 
would not be seen above foreground development. 
 
Building above this height would be increasingly dominant and, if this is unavoidable, 
consideration should be given to the set back from the St Mary de Haura Church on the skyline. 
This could be determined through further site-specific assessment.  
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude of 
Change 

Effect 

PVP 17 Old Shoreham 
Tollbridge 
 
1660m, 
South East 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High  None None 

  Up to 30m 
(10 storeys – 
tall buildings) 

High Imperceptible None/ 
negligible 

Description of View 
This view is along the Old Shoreham Bridge to the Church of St Nicolas, in Old Shoreham, and the 
surrounding buildings within Old Shoreham CA. To the south of the CA predominantly residential 
properties line the river to Shoreham-by-Sea and the railway bridge.  
 
Landmark Features 
Old Shoreham Church and St Mary de Haura Church towers provide landmark features. 
 
Skyline 
The skyline is generally uniform formed by the predominantly small scale residential roofscape. 
Old Shoreham Church and St Mary de Haura Church towers can be seen on the skyline protruding 
above the rooftops of the surrounding development. 
 
 
Heritage Assessment 
This location provides a view towards the Old Shoreham CA from the Grade II* listed Old Shoreham 
Bridge. It features the Church of St Nicolas, which stands at the heart of the old village as well as 
the Church of St Mary further southeast. From this location, the towers of both the Church of St 
Nicolas and the St Mary’s Church are the stand out features above the roof tops of the smaller 
scale buildings within the settlements, experienced in the context of their riverside setting. 
 
Development of tall buildings in the site should therefore seek to ensure the preservation of the 
landmark quality of the towers of each church. The height and mass of new development, which 
has the potential to be experienced in the gap between these two important landmark features 
should respect the church towers’ prominence as the stand out features within the surrounding 
settlements. 
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) would not be visible above the intervening development. 
 
Tall buildings (up to 10 storeys/30m) would not protrude above the skyline formed by intervening 
ridge tops although it may be discernible between development on the skyline.  
 
Above this height very tall buildings (11 storeys+/33m+) would protrude above the skyline 
matching the height of St Mary de Haura Church tower at some 15 storeys/45m. At this height 
only the development across the western end of the site would be apparent above the skyline, but 
the development would become increasingly apparent with an increase in height. Development at 
the western end of the site sits closest to St Mary De Haura Church. The set back of the 
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development from both churches limits its impact on their prominence although judgements 
about the magnitude of change, and the nature of change (positive or negative), resulting from 
very tall buildings would depend, to some extent, on the nature of the development. This is 
considered further below under recommendations. 
 
Recommendations 
The prominence of the church towers of both churches, Church of St Nicolas and St Mary de Haura 
Church, on the skyline should not be diminished. 
 
This can be achieved by consideration of the height of development across the site and of its 
skyline form.  
 
It is considered that very tall development across the site up to some 15 storeys/45m would be 
acceptable in terms of horizontal and vertical extent, it would be set back from and would not 
exceed the height of the church towers. Above this height the horizontal and vertical extent of the 
development would become increasingly dominant, diminishing the prominence of the church 
towers.  
 
However, there is potential to develop taller buildings across limited extent(s) of the site. If this 
approach were to be taken, consideration would need to be given to maximising the set back of 
the tallest buildings from the churches and to stepping up in height to create a soft undulating 
skyline that integrates with the context. A very tall building block of uniform height would create 
too large a scale, while an individual, statement tower would be more likely to detract from the 
prominence of the church towers. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude of 
Change 

Effect 

PVP 18 Hoe Court 
 
2909m, 
South East 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High Imperceptible None/ 
negligible 

  Up to 30m 
(10 storeys – 
tall buildings) 

High Medium Moderate 

Description of View 
This view is from the lane, and PRoW (ref. 2060), linking south from Hoe Court Farm to the A27. 
The view is across Lancing-Shoreham Green Gap towards Shoreham-by-Sea. Vegetation along the 
A27 screens the road, and the scattered buildings, caravan park and saltworks beyond, giving the 
impression of an open countryside setting to the town. The airport buildings are seen adjacent to 
Shoreham and read as part of the settlement. To the west (right) of the power station the 
settlement at Shoreham-by-Sea and Shoreham Beach form the skyline with the tower of                     
St Mary de Haura Church protruding above the surrounding development. To the east (left) of the 
power station distant tall buildings at Brighton can just be made out on the skyline and, to the 
west again, the settlement falls against the backdrop of the South Downs which form the skyline. 
The view is dominated by the agricultural foreground and the sky and is characterised by the 
strong horizontal form. The site is not apparent to the naked eye. 
 
Landmark Features 
Despite its small scale in the view the St Mary de Haura Church provides a discernible vertical 
element within this predominantly horizontal landscape. 
 
Skyline 
The skyline is generally formed by the settlement of Shoreham the St Mary de Haura Church tower 
protruding above the surrounding development. 
 
 
Heritage Assessment 
In this view, the Grade I listed St Mary de Haura Church can be appreciated as a landmark feature 
rising above the surrounding built form. 
 
While this view is considered to make little contribution to the experience of the St Mary de Haura 
Church in heritage terms, the protection of the landmark quality of the tower of the                                        
St Mary de Haura Church should nonetheless be considered.  
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) would be a barely discernible change to the view protruding just 
above the skyline to the north (left) of, and in close proximity to, St Mary de Haura Church and 
over a restricted extent of this panoramic view. 
 
Tall buildings (up to 10 storeys/30m) would protrude above the skyline with the top of 
development sitting at approximately the same level as the top of the church tower and in close 
proximity to it. However, proposals would still comprise a limited horizontal extent of this broad 
panoramic view. 
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Very tall buildings (11 storeys+/33m+) would become increasingly apparent above the skyline 
and above the tower height of the St Mary de Haura Church. These would be increasingly dominant 
and overbearing detracting from the prominence of the church. 
 
 
Recommendations 
As at PVP 17, it is recommended that the prominence of St Mary de Haura Church tower on the 
skyline should not be diminished. This could be achieved by limiting building height across the site 
to midrise buildings (6 storeys/18m); it is considered that this would be acceptable in terms of 
geographical extent and scale of change and in relation to St Mary de Haura Church. Above his 
height, development across the whole of the site would be visible above the skyline and would 
compete for prominence with the St Mary de Haura Church.  
 
However, there is potential to develop taller buildings across a limited extent(s) of the site. If this 
approach were to be taken consideration would need to be given to maximising set back of tallest 
buildings from the St Mary de Haura Church. Restriction of development to the northern and 
western site area would have this effect but would conflict with the recommendations with regard 
to PVP 2, 4, and 5. A central location is therefore likely to be considered the most acceptable. In 
addition, consideration would need to be given to maximising set back of tallest buildings from 
the St Mary de Haura Church and to stepping up of height to create a soft undulating skyline that 
integrates with the context. A tall building block of uniform height would create too large a scale 
while an individual, statement, tower would be more likely to detract from the prominence of the 
St Mary de Haura Church. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 19 Lancing College 
 
2742m, 
South East 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High Very low Minor 

  Up to 30m 
(10 storeys – 
tall buildings) 

High Medium Moderate 

Description of View 
This view is from the car park adjacent to Lancing College Chapel. The view is across the playing 
fields and Lancing-Shoreham Green Gap to the river, to Shoreham-by-Sea. The settlement is seen 
against the sea, referred to here as sitting on the skyline. St Mary de Haura Church is discernible 
as it protrudes above the skyline. To the north-west (left) Old Shoreham is apparent beyond the 
works, but lies below the skyline and is not so prominent. The power station marks the eastern 
dock arm and distant tall buildings at Brighton can just be made out on the skyline to the east 
(left) of the power station. The crane, at the construction site at the western extent of the site, is 
just discernible together with the roofs of some of the building across the site. 
 
Landmark Features 
St Mary de Haura Church provides a discernible, albeit distant, landmark in this broad panorama. 
 
Skyline 
The skyline is generally uniform and formed by settlement with St Mary de Haura Church 
protruding above the general skyline. 
 
 
Heritage Assessment 
This location, looking outwards from the Grade I listed Lancing College Chapel, features the tower 
of the Church of St Mary de Haura, which is a stand out feature above the smaller scale buildings 
within the surrounding settlement. 
 
The contribution of the experience of the church in this view from the chapel, to the significance 
of the chapel, lies in the historical association between the two listed buildings; the college being 
founded by Nathaniel Woodard, a former curate of the church. The Grade I listed St Mary de Haura 
Church is therefore an important landmark feature of the view that makes a key contribution to 
the experience of the College Chapel. 
 
Development of tall buildings in the site should therefore seek to ensure the preservation of the 
landmark quality of the tower of the church in this view. The height and mass of new development, 
which has the potential to be experienced in combination with the church tower, should respect 
the church’s prominence as a stand out feature, and key historic reference, within the view. 
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) would be a discernible change to the view protruding just above 
the skyline, but below the horizon, and over a limited extent of this panoramic view. The proposed 
development would be set back to the north (left) of St Mary de Haura Church, and it is considered 
that it would not reduce its prominence. 
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Tall buildings (up to 10 storeys/30m) would protrude above the skyline and the horizon with the 
top of development sitting at approximately the same level as the top of the church tower. 
However, the proposals would still comprise a limited horizontal extent and the proposed 
development would be set back to the north (left) of St Mary de Haura Church. It is considered 
that it would not reduce its prominence. 
 
Very tall buildings (11 storeys+/33m+) would become increasingly apparent above the skyline 
and above the tower height of St Mary de Haura Church. While the horizontal extent would remain 
the same, representing a limited extent of this broad view, the vertical extent would increase with 
a resultant increase in the magnitude of change. The magnitude of this change, and the nature of 
change (positive or negative) resulting from very tall buildings would depend, to some extent, on 
the nature of the development. This is considered further below under recommendations. 
 
 
Recommendations 
As at PVP 17 and 18 it is recommended that the prominence of the church tower on the skyline 
should not be diminished through the introduction of new development. This can be achieved by 
limiting development across the site to midrise buildings (6 storeys/18m) which would be 
acceptable in terms of geographical extent and scale of change and in relation to the view and to 
St Mary de Haura Church. Above this height, development across the whole of the site would be 
visible above the skyline and would increasingly compete for prominence with, and dominate, the 
church tower.  
 
However, there is potential to develop taller buildings across a limited extent(s) of the site. If this 
approach were to be taken, consideration would need to be given to the design factors as set out 
for PVP 18. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 20 Mill Hill Nature 
Reserve 
 
2345m, 
South East 

Up to 18m (6 
storeys - 
midrise 
buildings) 

Very high Low Moderate 

  Up to 30m 
(10 storeys – 
tall buildings) 

Very high Medium Major/ 
moderate 

Description of View 
This view is from the car park at Mill Hill Nature Reserve within the South Downs National Park 
looking south-east towards the site. The view is across the broad, open, chalk grassland landscape 
to the narrow horizontal elements of the sea and coastal development strip below a ‘big sky’. At 
this distance the built form appears relatively homogenous with few apparent landmark features. 
St Mary de Haura Church is back- dropped by development and can only be made out with some 
difficulty due to the relatively light colour of the development behind. In contrast Shoreham power 
station chimney is readily apparent against the skyline. The crane, at the construction site at the 
western extent of the site, is just discernible together with the roofs of some of the building across 
the site. 
 
Landmark Features 
St Mary de Haura Church is barely discernible due to the back-drop of development while the taller 
power station chimney creates a distinctive landmark due to its height and the contrast of its 
vertical form with the predominantly horizontal landscape. 
 
Skyline 
The skyline is relatively homogenous with few elements protruding above a relatively uniform line. 
 
 
Heritage Assessment 
There are not considered to be any significant heritage considerations in relation to this viewpoint. 
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) would be a discernible change to the view, protruding just above 
the skyline, but below the horizon, and over a substantial horizontal extent of the view. The 
proposed development would be set back to the east (left) of St Mary de Haura Church and is not 
considered to reduce its prominence. 
 
Tall buildings (up to 10 storeys/30m) would protrude above the skyline, but not the horizon, falling 
just above the height of the top of the church tower. Proposals would still be apparent over a 
substantial extent of this panoramic view, although set back to the east (left) of St Mary de Haura 
Church such that the prominence of the church would not substantially reduce.  
 
Very tall buildings (11 storeys+/33m+) would become increasingly apparent above the skyline 
and above the tower height of the church with building of 15 storeys/45m sitting just below the 
horizon. While the horizontal extent would remain the same, the vertical extent would increase 
with a resultant increase in the magnitude of change. The magnitude and the nature (positive or 
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negative) of change resulting from very tall buildings in this view would depend, to some extent, 
on the nature of the development. This is considered further below, under recommendations. 
 
 
Recommendations 
Development of the site should seek to ensure that the new development is well integrated with 
the site context so retaining the character of the view. 
 
It is considered that midrise buildings (6 storeys/18m) across the site would be acceptable in 
terms of geographical extent and scale of change. Above this height, development across the 
whole of the site would be visible above the skyline and would become increasingly unacceptable, 
primarily due to the scale and massing of development in relation to the existing settlement.  
 
However, there is potential to develop taller buildings across a more limited extent(s) of the site, 
thus minimising the development bulk. If this approach were to be taken, consideration would 
need to be given to the height and form of buildings. It is considered that the stepping up of height 
to create a soft undulating skyline would integrate more readily with the existing horizontal nature 
of the view while an individual, statement, tower would create a distinctive landmark which could 
be relevant if it makes a positive contribution to the legibility of the landscape. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 21 Monach’s Way 
south-east of 
Thunders Barrow  
 
2791m, 
South 

Up to 18m (6 
storeys - 
midrise 
buildings) 

Very high Low Moderate 

  Up to 30m 
(10 storeys – 
tall buildings) 

Very high Medium Major/ 
moderate 

Description of View 
This view is from the Monarchs Way themed route (ref. 3143) at Thundersbarrow Hill looking 
south-south-west towards the site and is similar in character to the view from PVP 20. 
 
Landmark Features 
St Mary de Haura Church is barely discernible due to backdropping while the taller power station 
chimney creates a distinctive landmark due to its height and the contrast of its vertical form with 
the predominantly horizontal landscape. In addition, the harbour breakwaters provide a 
discernible landmark.  
 
Skyline 
The skyline is relatively homogenous with few elements protruding above a relatively uniform line. 
 
 
Heritage Assessment 
The viewpoint is located on the southeast edge of the Thundersbarrow Hill Scheduled Monument. 
This heritage asset includes a Martin Down style enclosure and bowl barrow dating to the Bronze 
Age, a later slight univallate hillfort dating to the Iron Age, and a Romano-British aggregate village 
and associated regular aggregate field system, situated on a north west-south east aligned chalk 
ridge which forms part of the Sussex Downs. 
 
While there are wide ranging views from this monument in the direction of the site, it is not 
considered that the significance of the monument, or any heritage assets that can be viewed from 
it, would be diminished through visibility of tall buildings within the site. 
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) would be a discernible change to the view protruding just above 
the skyline, but below the horizon, and over a substantial extent of this panoramic view. The 
proposed development is set back to the east (left) of St Mary de Haura Church and is not 
considered to reduce its significance. 
 
Tall buildings (up to 10 storeys/30m) would protrude above the skyline, but not the horizon, and 
would still be apparent over a substantial extent of this panoramic view. 
 
Very tall buildings (11 storeys+/33m+) would become increasingly apparent above the skyline 
with building of 25 storeys/75m sitting just below the horizon. While the horizontal extent would 
remain the same, the vertical extent would increase with a resultant increase in the magnitude of 
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change. The magnitude and nature (positive or negative) of change resulting from very tall 
buildings would depend, to some extent, on the nature of the development. This is considered 
further in the recommendations section below. 
 
 
Recommendations 
As for PVP 20. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude 
of Change 

Effect 

PVP 22 Buckingham Park 
 
1110m, 
South 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High Medium Moderate 

  Up to 30m 
(10 storeys – 
tall buildings) 

High High Major/ 
moderate 

Description of View 
This view is from the most elevated northern end of Buckingham Park across the playing fields to 
the settlement to the south which is foreshortened by topography. The townscape is well-treed 
with domestic scale buildings across a flat landscape creating a generally uniform skyline with the 
tower of St Mary de Hara Church standing out as the primary vertical structure. The new building 
under construction at the western end of the site (marked by the crane) can be seen set back to 
the east (left) of the church however the remainder of the site is hidden by intervening 
development and trees. 
 
Landmark Features 
St Mary de Haura Church provides a distinct landmark feature protruding above the skyline. 
 
Skyline 
The skyline is formed by the relatively uniform roofscape broken by foreground trees but with few 
vertical elements other than the church tower.  
 
 
Heritage Assessment 
In this view, the Grade I listed St Mary de Haura Church can be appreciated as a landmark feature 
rising above the surrounding built form. 
 
While this view is considered to make little contribution to experience of the church in heritage 
terms, the protection of the landmark quality of the tower of the church should nonetheless be 
considered.  
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) would protrude above the skyline to the horizon and over a 
substantial extent of this view.  
 
Tall buildings (up to 10 storeys/30m) would protrude above the horizon over a substantial extent 
of this view. 
 
The set back of the proposed development from St Mary de Haura Church would limit the effect 
of midrise and tall buildings on its prominence. 
 
Very tall buildings (11 storeys+/33m+) would become increasingly apparent above the horizon 
with buildings of 15 storeys/45m sitting at approximately the same height as the top of the church 
tower. This would result in an increase in the magnitude of change. The magnitude and the nature 
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(positive or negative) of this change would depend, to some extent, on the nature of the 
development. This is considered further in the recommendations section below. 
 
 
Recommendations 
It is recommended that proposed development should not detract from the prominence of                 
St Mary de Haura Church. This could be achieved by limiting development across the site to 
midrise buildings (6 storeys/18m). It is considered that this would be acceptable in terms of 
geographical extent and scale of change and would not be overbearing in relation to the church. 
Above this height development across the whole of the site would be visible above the horizon 
and would be increasingly unacceptable primarily, due to its scale and massing in relation to the 
existing settlement.  
 
However, there is potential to develop taller buildings across a limited extent(s) of the site so 
minimising the development mass. If this approach were to be taken consideration would need to 
be given to the form and height of buildings, stepping up in height away from the western site 
extent and from the church. This would provide an increased set back of taller buildings from the 
church and create a soft undulating skyline that would integrate more readily with the existing 
horizontal nature of the view than an individual, statement, tower thereby limiting potential effects 
on the prominence of the church. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude of 
Change 

Effect 

PVP 23 Worthing Pier 
 
7400m, 
North-east 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High Imperceptible None/ 
negligible 

  Up to 30m 
(10 storeys – 
tall buildings) 

High Very low Minor 

Description of View 
This view is from Worthing Pier east towards the site. The substantial block development, up to 
some 6 storeys in Worthing sets up a loose rhythm along the sea front with generous gaps between 
taller buildings allowing views of the South Downs. Shoreham-by-Sea is barely discernible due to 
distance. It can just be made out, with the benefit of a zoom lens (or binoculars), sitting well below 
the skyline formed by the South Downs with the exception of Shoreham Power Station chimney, 
approximately one third of which protrudes above the skyline. 
 
Landmark Features 
Mid-rise buildings along Worthing sea front provide the main landmark features in this view. 
 
Skyline 
The skyline is generally formed by the South Downs, broken by mid-rise buildings along the sea 
front, and the sea. 
 
 
Heritage Assessment 
There are not considered to be any significant heritage considerations in relation to this viewpoint. 
 
 
Magnitude of Predicted Change  
Midrise buildings (6 storeys/18m) and tall buildings (up to 10 storeys/30m) would sit below the 
skyline and would represent a relatively limited horizontal extent of this broad panorama. 
 
Very tall buildings would become increasingly apparent with buildings of 15 storeys/45m sitting 
at approximately the same height as the skyline. While the horizontal extent would remain the 
same, the vertical extent would increase with a resultant increase in the magnitude of change. 
The magnitude of this change, and the nature of change (positive or negative) resulting from very 
tall buildings would depend, to some extent, on the nature of the development. This is considered 
further below under recommendations. 
 
 
Recommendations 
Development of the site should seek to ensure that the new development is well integrated with 
the site context so retaining the character of the view. It is considered that tall buildings (up to 10 
storeys/30m) across the site would be acceptable in terms of geographical extent and scale of 
change from this distance. Above this height, development across the whole of the site would be 
increasingly visible and increasingly unacceptable primarily due to its scale and mass, horizontal 
and vertical, in relation to the existing development.  
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However, there is potential to develop taller buildings across limited extent(s) of the site so 
minimising the development massing. If this approach were to be taken, consideration would need 
to be given to the form and height of buildings. Stepping up of height to create a soft undulating 
skyline would integrate more readily with the existing horizontal nature of the view, while an 
individual, statement, tower would create a distinctive landmark which could be relevant if it 
makes a positive contribution to the legibility of the landscape. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude of 
Change 

Effect 

PVP 24 Brighton Pier 
 
8100m 
North-west 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High Imperceptible None/ 
negligible 

  Up to 30m 
(10 storeys – 
tall buildings) 

High Very low Minor 

Description of View 
This view is from Brighton Pier west towards the site. The substantial block and tower development 
in Brighton provides a dense urban form along, and just beyond, the sea front with glimpsed views 
to the tops of the South Downs beyond. Shoreham-by-Sea is marked by the power station, wind 
turbines, and large dock buildings; development to the west is just apparent as a lighter strip along 
the coast. The South Downs rise beyond, and form a backdrop to the town with only the power 
station chimney breaking the skyline. 
 
Landmark Features 
Shoreham power station chimney provides a landmark that locates Shoreham in the view. 
 
Skyline 
The skyline is formed by the buildings within Brighton & Hove, the South Downs, to the west, and 
by the sea. 
 
 
Heritage Assessment 
There are not considered to be any significant heritage considerations in relation to this viewpoint. 
 
 
Magnitude of Predicted Change  
As for PVP 23. 
 
 
Recommendations 
As for PVP 23. 
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PVP No. PVP Location, 
Distance and 
Direction of View to 
Site 

Building 
Height 

Sensitivity 
of Most 
Sensitive 
Receptor at 
Location 

Magnitude of 
Change 

Effect 

PVP 25 Brighton & Hove 
Beach south of 
King’s Esplanade 
junction with Medina 
Terrace  
5300m, 
1m 

Up to 18m (6 
storeys - 
midrise 
buildings) 

High Imperceptible None/ 
negligible 

  Up to 30m 
(10 storeys – 
tall buildings) 

High Very low Minor 

Description of View 
This view is from Brighton & Hove beach west towards the site. The view is dominated by the 
substantial block development along Brighton & Hove sea front and the expansive beach. As with 
PVP 24 Shoreham-by-Sea is marked by the power station, wind turbines, and large dock buildings; 
development to the west is just apparent as a lighter strip along the coast. The South Downs rise 
beyond, and form a backdrop to the town with only the power station chimney breaking the skyline. 
 
Landmark Features 
Shoreham power station chimney provides a landmark that locates Shoreham in the view. 
 
Skyline 
The skyline is formed by the buildings within Brighton & Hove, the South Downs, to the west, and 
by the sea. 
 
 
Heritage Assessment 
There are not considered to be any significant heritage considerations in relation to this viewpoint. 
 
 
Magnitude of Predicted Change  
As for PVP 23. 
 
 
Recommendations 
As for PVP 23. 
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Section 8 

Conclusions 
 
 

8.1 This assessment has found that there is capacity to accommodate tall buildings across 
areas of the site in such a way that they would not have a significant adverse effect on the 
townscape, landscape, or specific features and general character of the historic 
environment. The opportunities for, and constraints on, the development of tall buildings 
across the site required to successfully deliver this capacity are illustrated on Plan EDP 8. 

 
8.2 In order to protect the landscape, visual, and heritage resources identified in this report, 

the following design objectives should be considered when evaluating the appropriateness 
of applications: 

 
• The prominence of Kingston de Buci lighthouse to be retained in views from the east, 

south-east, and south-west primarily by ensuring that it continues to be seen on the 
skyline and it is not dwarfed by new development;  

 
• The prominence of St Mary de Haura Church to be retained in views from the north-

west, west, and south primarily by ensuring that it continues to be seen on the 
skyline, and where tall buildings are seen above the skyline they are set back from 
the tower; 

 
• The prominence of Church of St Nicolas to be retained in views from the west 

primarily by ensuring that it continues to be seen on the skyline, and where tall 
buildings are seen above the skyline they are set back from the tower; 

 
• The historic estuarine charm of Shoreham-by-Sea CA to be retained in views from the 

west and south primarily by ensuring that new buildings are of an appropriate scale 
and adequately set back from the CA; 

 
• The historic character of Kingston Buci CA, and Southwick CA, to be retained by 

limiting the extent of development apparent above the horizon from within the CAs; 
 
• The character of Kingston Village Green is retained primarily by ensuring the 

prominence of Kingston de Buci lighthouse and ensuring that the green is not 
dwarfed by new development; 

 
• The retention of glimpsed views to the South Downs from Shoreham Beach; and 
 
• The character of views across Shoreham from the South Downs, to the north, and 

from Shoreham beach, to the south, to be protected. This assessment has 
recommended that if tall buildings are developed across the site, consideration 
should be given to stepping up of height to create a soft undulating skyline. It is 
considered that this would integrate more readily with the existing horizontal nature 
of the landscape than individual, statement, tower(s). However, for reasons beyond 
the scope of this study, it may be considered desirable to create a high quality 
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distinctive landmark that makes a positive contribution to the legibility of the 
landscape. The recommendations provided on Plan EDP 8 allow for either approach. 

 
8.3 Plan EDP 8 identifies building heights across the site that are considered unlikely to conflict 

with these design objectives. However, there may be potential to develop taller buildings 
across areas of the site. Judgement regarding the maximum height and location of taller 
buildings would need to be determined through further detailed, site specific, analysis. In 
addition, this assessment is not site specific and does not remove the need to undertake 
individual assessments for each proposal in accordance with best practice guidance as set 
out in ‘Tall Buildings Historic England Advice Note 4’ and GLVIA3, as referenced within this 
report.  
 

8.4 The remit of this study is confined to consideration of the natural and built site context with 
regard to landscape, townscape, visual, and heritage matters only; it has not undertaken a 
consideration of other natural or built matters including ecology or traffic, or urban design 
considerations, such as urban grain and building height in relation to open spaces and 
routes. However, it is stressed that these considerations should contribute to any decision 
regarding the appropriateness of tall buildings across the site.  
 

8.5 In addition, once a decision has been made regarding the appropriateness of tall buildings 
in any particular location the ultimate planning success, in terms of making a positive 
contribution to the locality, would depend on the design quality which can be ensured 
through the application process. 
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Appendix EDP 1 
Shoreham Harbour: Western Harbour Arm  

(Shoreham Harbour Joint Area Action Plan, Revised Draft for Consultation 
December 2016, Map 12) 
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Appendix EDP 2 
Landscape Assessment Methodology 

 
 

Introduction 
 
A2.1 Provided within this section the methodology for landscape and visual impact assessment 

as used by EDP for development proposals of this type. 
 
 
Methodology 
 

A2.2 The assessment methodology for assessing landscape and visual effects prepared by EDP 
is based on the following best practice guidance: 
 

• Guidelines for Landscape and Visual Impact Assessment – Third Edition (LI/IEMA, 
2013); and 

 
• Landscape Character Assessment – Guidance for England and Scotland (Swanick & 

LUC, 2002) produced on behalf of the Countryside Agency and Scottish Natural 
Heritage. 

 
A2.3 Other reference documents used to understand the baseline position in landscape terms 

comprise published landscape character assessments appropriate to the site's location 
and the nature of the proposed development. 
 

A2.4 The nature of landscape and visual assessment requires both objective analysis and 
subjective professional judgement. Accordingly, the following assessment is based on the 
best practice guidance listed above, information and data analysis techniques, uses 
quantifiable factors wherever possible and subjective professional judgement where 
necessary, and is based on clearly defined terms (see Glossary, Appendix EDP 1) 

 
 Landscape Assessment 
 
A2.5 Landscape effects derive from changes in the physical landscape fabric which may give 

rise to changes in its character and how this is experienced. These effects need to be 
considered in line with changes already occurring within the landscape and which help 
define the character of it. 
 

A2.6 Effects upon the wider landscape resource i.e. the landscape surrounding the 
development, requires an assessment of visibility of the proposals from adjacent 
landscape character areas, but remains an assessment of landscape character and not 
visual amenity 
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Visual Assessment  
 
A2.7 The assessment of effects on visual amenity draws on the predicted effects of the 

development, the landscape and visual context, and the visibility and viewpoint analyses, 
and considers the significance of the overall effects of the proposed development on the 
visual amenity of the main visual receptor types in the study area. 

 
Identifying Landscape and Visual Receptors 

 
A2.8 This assessment has sought to identify the key landscape and visual receptors that may 

be affected by the changes proposed. 
 

A2.9 The assessment of effects on landscape as a resource in its own right, draws on the 
description of the development, the landscape context and the visibility and viewpoint 
analysis to identify receptors, which, for the proposed development may include, but not 
be limited to, the following: 

 
• The landscape fabric of the development site; 

 
• The key landscape characteristics of the local context;  

 
• The ‘host’ landscape character area which contains the proposed development; 

 
• The ‘non-host’ landscape character areas surrounding the host character area and 

may be affected by the proposals (where relevant); and 
 

• Landscape designations on a national, regional or local level (where relevant).  
 

A2.10 The locations and types of visual receptors within the defined study areas are identified 
from Ordnance Survey maps and other published information (such as walking guides), 
from fieldwork observations and from local knowledge provided during the consultation 
process. Examples of visual receptors may include, but not be limited to, the following: 

 
• Settlements and private residences; 

 
• Users of National Cycle Routes and National Trails; 

 
• Users of local/regional cycle and walking routes; 

 
• Those using local rights of way – walkers, horse riders, cyclists; 

 
• Users of open spaces with public access; 

 
• People using major (Motorways, A and B) roads; 

 
• People using minor roads; and 
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• People using railways.  
 

Assessment of Landscape and Visual Effects 
 

A2.11 The assessment of effects on the landscape resource includes consideration of the 
potential changes to those key elements and components which contribute towards 
recognised landscape character or the quality of designated landscape areas; these 
features are termed a landscape receptor. The assessment of visual amenity requires the 
identification of potential visual receptors that may be affected by the development.  As 
noted, following the identification of each of these various landscape and visual receptors, 
the effect of the development on each of them is assessed through consideration of a 
combination of: 
 
• Their overall sensitivity to the proposed form of development that includes the 

susceptibility of the receptor to the change proposed and the value attached to the 
receptor; and 
 

• The overall magnitude of change that will occur - based on the size and scale of the 
change, its duration and reversibility. 

 
Defining Receptor Sensitivity 
 

A2.12 A number of factors influence professional judgement when assessing the degree to which 
a particular landscape or visual receptor can accommodate change arising from a 
particular development.  Sensitivity is made up of judgements about the ‘value’ attached 
to the receptor, which is determined at baseline stage, and the ‘susceptibility’ of the 
receptor, which is determined at the assessment stage when the nature of the proposals, 
and therefore the susceptibility of the landscape and visual resource to change, is better 
understood.  
 

A2.13 Susceptibility indicates ‘the ability of a defined landscape or visual receptor to 
accommodate the specific proposed development without undue negative 
consequences’3. Susceptibility of visual receptors is primarily a function of the 
expectations and occupation or activity of the receptor. A degree of professional judgement 
applies in arriving at the susceptibility for both landscape and visual receptors and this is 
clearly set out in the technical appendices to this assessment. 
 

A2.14 A location may have different levels of sensitivity according to the types of visual receptors 
at that location and any one receptor type may be accorded different levels of sensitivity at 
different locations. 
 

A2.15 Table EDP A2.1 provides an indication of the criteria by which the overall sensitivity of a 
landscape receptor is judged within this assessment, and considers both value and 
susceptibility independently. 
 

                                                 
3 Landscape Institute and Institute of Environmental Management and Assessment (2013) Guidelines for Landscape and 
Visual Impact Assessment, Third Edition Page 158. 
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Table EDP A2.1: Landscape Receptor sensitivity 

Category 
Landscape Receptor Value 
Criteria  

Landscape Susceptibility to Change 
Criteria  

Very High Nationally/Internationally 
designated/valued 
countryside and landscape 
features; strong/distinctive 
landscape characteristics; 
absence of landscape 
detractors.  

Strong/distinctive landscape 
elements/aesthetic/perceptual aspects; 
absence of landscape detractors; 
landscape receptors in excellent condition. 
Landscapes with clear and widely 
recognised cultural value. Landscapes with 
a high level of tranquillity. 

High Locally designated/valued 
countryside (e.g. Areas of 
High Landscape Value, 
Regional Scenic Areas) and 
landscape features; many 
distinctive landscape 
characteristics; very few 
landscape detractors. 

Many distinctive landscape 
elements/aesthetic/perceptual aspects; 
very few landscape detractors; landscape 
receptors in good condition. The landscape 
has a low capacity for change as a result of 
potential changes to defining character. 

Medium Undesignated countryside 
and landscape features; 
some distinctive landscape 
characteristics; few 
landscape detractors.  

Some distinctive landscape 
elements/aesthetic/perceptual aspects; 
few landscape detractors; landscape 
receptors in fair condition. Landscape is 
able to accommodate some change as a 
result.  

Low Undesignated countryside 
and landscape features; few 
distinctive landscape 
characteristics; presence of 
landscape detractors. 

Few distinctive landscape 
elements/aesthetic/perceptual aspects; 
presence of landscape detractors; 
landscape receptors in poor condition. 
Landscape is able to accommodate large 
amounts of change without changing these 
characteristics fundamentally. 

Very Low Undesignated countryside 
and landscape features; 
absence of distinctive 
landscape characteristics; 
despoiled / degraded by the 
presence of many landscape 
detractors. 

Absence of distinctive landscape 
elements/aesthetic/perceptual aspects; 
presence of many landscape detractors; 
landscape receptors in very poor condition. 
As such landscape is able to accommodate 
considerable change. 

 
A2.16 For visual receptors, judgements of susceptibility and value are closely interlinked 

considerations. For example, the most valued views are those which people go and visit 
because of the available view – and it is at those viewpoints that their expectations will be 
highest and thus most susceptible to change. The overall sensitivity of visual receptors is 
rated in a two-step process which combines both susceptibility and value as indicated by 
the criteria in Table EDP A2.2.  
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Table EDP A2.2: Visual Receptor sensitivity 
Category Visual Receptor Criteria 
Very High Designed view (which may be to or from a recognised heritage asset or 

other important viewpoint), or where views of the surroundings are an 
important contributor to the experience. Key promoted viewpoint e.g. 
interpretative signs.  References in literature and art and/or guidebooks 
tourist maps.  Protected view recognised in planning policy designation. 
 
Examples may include views from residential properties, especially from 
rooms normally occupied in waking or daylight hours; national public rights 
of way e.g. National Trails and nationally designated countryside/landscape 
features with public access which people might visit purely to experience 
the view; and visitors to heritage assets of national importance. 

High View of clear value but may not be formally recognised e.g. framed view of 
high scenic value, or destination hill summits. It may also be inferred that 
the view is likely to have value e.g. to local residents. 
 
Examples may include views from recreational receptors where there is 
some appreciation of the landscape e.g. golf and fishing; local public rights 
of way, access land and National Trust land, also panoramic viewpoints 
marked on maps; road routes promoted in tourist guides for their scenic 
value. 

Medium View is not promoted or recorded in any published sources and may be 
typical of the views experienced from a given receptor. 
 
Examples may include people engaged in outdoor sport other than 
appreciation of the landscape e.g. football and rugby or road users on 
minor routes passing through rural or scenic areas. 

Low View of clearly lesser value than similar views experienced from nearby 
visual receptors that may be more accessible. 
 
Examples may include road users on main road routes (motorways/A roads) 
and users of rail routes or people at their place of work (where the place of 
work may be in a sensitive location). Also views from commercial buildings 
where views of the surrounding landscape may have some limited 
importance. 

Very Low View affected by many landscape detractors and unlikely to be valued. 
 
Examples may include people at their place of work, indoor recreational or 
leisure facilities or other locations where views of the wider landscape have 
little or no importance. 

 
A2.17 The tables above offer a template for assessing overall sensitivity of any landscape or 

visual receptor as determined by combining judgements of their susceptibility to the type 
of change or development proposed and the value attached to the landscape as set out at 
paragraph 5.39 of GLVIA 3rd Edition (2013). However, the narrative in this report may 
demonstrate that assessment of overall sensitivity can change on a case-by-case basis. 
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A2.18 For example a high susceptibility to change and a low value may result in a medium overall 
sensitivity, unless it can be demonstrated that the receptor is unusually susceptible or is 
in some particular way more valuable.  A degree of professional judgement applies in 
arriving at the overall sensitivity for both landscape and visual receptors. 

 
 Magnitude of Change 
 
A2.19 The magnitude of any landscape or visual change is determined through a range of 

considerations particular to each receptor. The three attributes considered in defining the 
magnitude are: 

 
• Scale of Change; 

 
• Geographical Extent; and 

 
• Duration and reversibility/Proportion. 

 
A2.20 Receptor locations from which views of the proposed development are not likely to occur 

will receive no change and therefore no effect. With reference to the Zone of Theoretical 
Visibility (ZTV) and site survey, the magnitude of change is defined for receptor locations 
from where visibility of the proposed development is predicted to occur. 

 
A2.21 Table EDP A2.3 provides an indication of the criteria by which the size/scale of change at 

a landscape or visual receptor is judged within this assessment. 
 
Table EDP A2.3: Landscape and visual receptor magnitude of change criteria 

Category Landscape Receptor Criteria Visual Receptor Criteria 
Very High Total loss of or major alteration to key 

elements/features/characteristics of the 
baseline condition. Addition of elements 
which strongly conflict with the key 
characteristics of the existing landscape. 

There would be a substantial 
change to the baseline, with 
the proposed development 
creating a new focus and 
having a defining influence on 
the view. 

High Notable loss or alteration to one or more 
key elements/features/characteristics of 
the baseline condition. Addition of 
elements that are prominent and may 
conflict with the key characteristics of the 
existing landscape. 

The proposed development 
will be clearly noticeable and 
the view would be 
fundamentally altered by its 
presence. 

Medium Partial loss or alteration to one or more 
key elements/features/characteristics of 
the baseline condition. Addition of 
elements that may be evident but do not 
necessarily conflict with the key 
characteristics of the existing landscape. 

The proposed development 
will form a new and 
recognisable element within 
the view which is likely to be 
recognised by the receptor. 

Low Minor loss or alteration to one or more 
key elements/features/characteristics of 

The proposed development 
will form a minor constituent 



Land at Western Harbour Arm  
Tall Buildings Capacity Study 

EDP3647_02e 
 

 

Category Landscape Receptor Criteria Visual Receptor Criteria 
the baseline landscape. Addition of 
elements that may not be 
uncharacteristic within the existing 
landscape. 

of the view being partially 
visible or at sufficient 
distance to be a small 
component. 

Very Low Barely discernible loss or alteration to key 
elements/features/characteristics of the 
baseline landscape. Addition of elements 
not uncharacteristic within the existing 
landscape. 

The proposed development 
will form a barely noticeable 
component of the view, and 
the view whilst slightly altered 
would be similar to the 
baseline situation. 

 
A2.22 Table EDP A2.4 provides an indication of the criteria by which the geographical extent of 

the area affected is adjudged within this assessment. 
 
Table EDP A2.4: Geographical extent criteria 

 Landscape Receptors Visual Receptor Criteria 
Largest 
 
 
 
 
 
 
 
 
 
 
 
 
Smallest 

Large scale effects influencing 
several landscape types or 
character areas. 

Direct views at close range with 
changes over a wide horizontal and 
vertical extent. 

Effects at the scale of the 
landscape type or character areas 
within which the proposal lies. 

Direct or oblique views at close range 
with changes over a notable horizontal 
and/or vertical extent. 

Effects within the immediate 
landscape setting of the site. 

Direct or oblique views at medium 
range with a moderate horizontal 
and/or vertical extent of the view 
affected. 

Effects at the site level (within the 
development site itself). 

Oblique views at medium or long range 
with a small horizontal/vertical extent 
of the view affected. 

Effects only experienced on parts of 
the site at a very localised level. 

Long range views with a negligible part 
of the view affected. 

 
A2.23 The third, and final, factor, in determining the predicted magnitude of change is duration 

and reversibility. Duration and reversibility are separate but linked considerations. Duration 
is judged according to the defined terms set out below, whereas reversibility is a judgement 
about the prospects and practicality of the particular effect being reversed in, for example, 
a generation. The categories used in this assessment are set out below. 

 
Duration: 

 
• Long term (20 years+); 

 
• Medium to Long term (10 to 20 years); 

 
• Medium term (5 to 10 years); 
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• Short term (1 year to 5 years); and 
 

• Temporary (less than 12 months). 
 

Reversibility: 
 

• Permanent with unlikely restoration to original state e.g. major road corridor, power 
station, urban extension etc.; 

• Permanent with possible conversion to original state e.g. agricultural buildings, retail 
units; 
 

• Partially reversible to a different state e.g. mineral workings; 
 

• Reversible after decommissioning to a similar original state e.g. wind energy 
development; and 
 

• Quickly reversible e.g. temporary structures. 
 
Residual Effects 
 

A2.24 Residual effects are those that remain once the landscape mitigation measures have 
taken effect, nominally assumed at Year 15 (15 years post-completion of development). 
This assessment provides an assessment of both these residual effects, and also those at 
Year 1, when the proposals will be at their most visible, and where mitigation is only 
partially effective. 
 
Significance of Effect 
 

A2.25 The purpose of the EIA process is to identify the significant environmental effects (both 
beneficial and adverse) of development proposals.  Schedule 4 to the EIA Regulations 
specifies the information to be included in all environmental statements, which should 
include a description of:  
 
“the ‘likely significant effects of the development on the environment, which should cover 
the direct effects and any indirect, secondary, cumulative, short, medium and long-term, 
permanent and temporary, positive and negative effects of the development” 
 

A2.26 In order to consider the likely significance of any effect, the sensitivity of each receptor is 
combined with the predicted magnitude of change to determine the significance of effect, 
with reference also made to the geographical extent, duration and reversibility of the effect 
within the assessment.  Having taken such a wide range of factors into account when 
assessing sensitivity and magnitude at each receptor, the significance of effect can be 
derived by combining the sensitivity and magnitude in accordance with the matrix in Table 
EDP A2.5.  
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Table EDP A2.5: Level of effects matrix 
Overall 
Sensitivity 

Overall Magnitude of Change 
Very High High Medium Low Very Low 

Very High Substantial Major 
Major/ 
Moderate 

Moderate 
Moderate/ 
Minor 

High Major 
Major/ 
Moderate 

Moderate 
Moderate/ 
Minor 

Minor 

Medium 
Major/ 
Moderate 

Moderate 
Moderate/ 
Minor 

Minor 
Minor/ 
Negligible 

Low Moderate 
Moderate/ 
Minor 

Minor 
Minor/ 
Negligible 

Negligible 

Very Low 
Moderate/ 
Minor 

Minor 
Minor/ 
Negligible 

Negligible 
Negligible/ 
None 

 
A2.27 Each effect is described and evaluated individually through the integration of all of the 

relevant factors and assessed as either significant or not significant. For landscape and 
visual effects, those effects identified at a substantial, major, major/moderate or moderate 
level (shaded grey in the table above) are generally considered to be significant and those 
effects assessed at a moderate/minor, minor, minor/negligible or negligible level are 
considered to be not significant.  
 

A2.28 In certain cases, where additional factors may arise, a further degree of professional 
judgement may be applied when determining whether the overall change in the view will 
be significant or not and, where this occurs, this is explained in the assessment. 
 
Definition of Effects 
 

A2.29 Taking into account the levels of effect described above, and with regard to effects being 
either adverse or beneficial, the following table represents a description of the range of 
effects likely at any one receptor. 
 
Table EDP A2.6: Definition of effect 

Category Definition of Adverse Effects Definition of Beneficial Effects 
Substantial  Typically the landscape or visual 

receptor is highly sensitive with 
the proposals representing a 
high adverse magnitude of 
change. The changes would be 
at complete variance with the 
landscape character and would 
permanently diminish the 
integrity of a valued landscape 
or view. 

The removal of substantial existing 
incongruous landscape or visual 
elements and the introduction or 
restoration of highly valued 
landscape elements or built form 
which would reinforce local 
landscape character and 
substantially improve landscape 
condition and visual amenity. 
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Category Definition of Adverse Effects Definition of Beneficial Effects 
Major  Typically the landscape or visual 

receptor has a high to medium 
sensitivity with the proposals 
representing a high to medium 
adverse magnitude of change to 
the view or landscape resource.  
Changes would result in a 
fundamental change to the 
landscape resource or visual 
amenity. 

The removal of existing incongruous 
landscape/visual elements and the 
introduction or restoration of some 
valued landscape or visual elements 
would complement landscape 
character and improve landscape 
condition, and improve the local 
visual amenity. 

Moderate  Typically the landscape or visual 
receptor has a medium to low 
sensitivity with the proposals 
representing a high to medium 
magnitude of change. The 
proposals would represent a 
material but non-fundamental 
change to the landscape 
resource or visual amenity. 

The removal of some existing 
incongruous landscape elements 
and/or the introduction or 
restoration of some potentially 
valued landscape elements which 
reflect landscape character and 
result in some improvements to 
landscape condition and/or visual 
amenity. 

Minor Typically the landscape or visual 
receptor has a low sensitivity 
with the proposals representing 
a medium to low magnitude of 
change. The proposals would 
result in a slight but non-material 
change to the landscape 
resource or visual amenity. 

Some potential removal of 
incongruous landscape features or 
visual amenity, although more likely 
the existing landscape and/or 
resource is complemented by new 
landscape features or built features 
compliant with the local landscape 
and published landscape character 
assessments. 

Negligible Typically the landscape or visual 
receptor has a low or very low 
sensitivity with the proposals 
representing a very low 
magnitude of change. There 
would be a detectable but non-
material change to the 
landscape resource of visual 
amenity 

The proposals would result in 
minimal positive change to the 
landscape or visual resource, either 
through perceptual or physical 
change, and any change would not 
be readily apparent but would be 
coherent with ongoing change and 
process, and coherent with 
published landscape character 
assessments. 

None Typically the landscape receptor 
has a very low sensitivity with the 
proposals resulting in no loss or 
alteration to the landscape 
resource or change to the view. 
There would be no detectable 
change to the landscape 
resource or visual amenity. 

There would be no detectable 
positive or negative change to the 
landscape resource or visual 
amenity. 
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Nature of Effect 
 
A2.30 Effects can be adverse (negative), beneficial (positive) or neutral. The landscape effects 

will be considered against the landscape baseline, which includes published landscape 
strategies or policies if they exist. Changes involving the addition of large scale man-made 
objects are typically considered to be adverse as they are not usually actively promoted as 
part of published landscape strategies. Accordingly, in the assessment landscape effects 
as a result of these aspects of the proposed development will be assumed to be adverse, 
unless otherwise stated within the assessment.  

 
A2.31 Visual effects are more subjective as peoples’ perception of development varies through 

the spectrum of negative, neutral and positive attitudes. In the assessment of visual effects 
the assessor will exercise objective professional judgement in assessing the level of effects 
and, unless otherwise stated, will assume that all effects are adverse, thus representing 
the worst case scenario. 
 
Cumulative Effects 
 

A2.32 Cumulative effects generally occur where there may be simultaneous or sequential visibility 
of two or more developments of the same type and scale, or where the consideration of 
other schemes would increase an effect identified. Where other similar schemes are in the 
planning system and made known to the applicant, or are under construction, these are 
considered in conjunction with the proposed scheme. 
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Appendix EDP 3 
Townscape Assessment Methodology  

 
 

Introduction 
 
A3.1 This Appendix describes the generic method of assessment used to determine the effects 

of urban development proposals on two key areas which contribute to the perception and 
understanding of ‘townscape’: 

 
• Townscape Character: Impacts upon discrete character areas comprising features 

with a particular quality or merit; and 
 

• Visual Context: Impacts upon the visual amenity of the site, in terms of both short-
range and long-range views. 

 
A3.2 The term ‘townscape’ is simply a derivation of ‘landscape’; that being the whole of our 

external environment. However, a distinction is drawn for expediency as the implications 
of development, redevelopment or renovation of urban sites offer a different suite of issues 
for consideration to those in more rural or isolated locations. The trend towards awareness 
of the specific requirements of townscape assessment throughout the landscape 
profession reflects the increasing emphasis and recognition attached to the urban 
environment. Key qualities of urban projects may include: 

 
• Urban design within an existing urban setting. The established townscape is often 

dominated by built form of different scales and uses. There is therefore greater 
propensity to explore the more particular issues of architectural merit, particularly 
when considering the functionality of the public realm4.   
 

• Very high densities of viewers within extended publicly accessible and residential 
areas. Although of no lesser importance, Public Rights of Way and Access Land do 
not reflect adequately public views and a broader interpretation of visual amenity is 
therefore required. 
 

• A greater overlap between recognised cultural/built heritage values and townscape 
character. Conservation Areas and Listed Buildings (whether individual of in 
groups) often reflect enduring historical heritage manifest in the townscape. It is 
therefore sometimes sensible to co-join normally distinct assessment disciplines 
(heritage, archaeology and landscape) when considering issues such as setting. 
 

• Strategic or locally important views. Whether through effective town planning, 
influential architecture or historical accident, modern perceptions of heritage value 
recognise special and memorable vistas which have survived (or even improved) in 

                                                 
4 Consideration is made of Planning Policy Statement 1: Delivering Sustainable Development (PPS1) and By Design – Urban design in the 
planning system: towards better practice (By Design). 
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today’s towns and cities. Such views may inform the perceptions of urban identify 
and are often referred to in contemporary planning documents5.  

 
A3.3 Urban sites are often deemed to be less sensitive and capable of greater capacity for 

change. However, urban studies are important even in townscapes of poor condition with 
no special interest as such areas may be highly valued locally. For example, the site may 
have industrial features which have defined the character of the area for an extended 
period or simply be accessible to local people for recreational/ amenity purposes under 
current circumstances. In other instances, built heritage may be comprehensively 
recognised through Conservation Area, Listed building and other statutory and non-
statutory designations. 
 

A3.4 This methodology has been developed by The Environmental Dimension Partnership Ltd 
primarily for the purposes of formal Environmental Impact Assessment.  The methodology 
is however capable of useful application to a greater variety of projects reflecting as it does 
a structured and common sense approach to landscape and visual issues in planning.  
 

A3.5 This methodology refers to: 
 

• Part 1, key national guidance; 
 

• Part 2, the assessment process and the reciprocal nature of iterative design; and 
 

• Part 3, the tabulated assessment criteria and descriptions. 
 
 
Part 1: Key National Guidance 
 

A3.6 The principal source of guidance is contained within ‘Guidelines for Landscape and Visual 
Impact Assessment’6 (the LI Guidelines), developed by the Landscape Institute and the 
Institute of Environmental Management and Assessment in direct response to the 
requirements of the EIA Regulations for use by landscape professionals and other 
interested parties. They are consequently drawn on extensively by EDP in this methodology 
and also in approaching the assessment of specific development proposals. 
 

A3.7 The Guidelines are non-specific to development types and the onus is clearly placed on the 
assessor to ensure that the approach adopted is adequate to address the issues 
associated with the subject development. As no specific published ‘best practice’ guidance 
on townscape character assessment exists, it is expected that this methodology will go 
some way towards providing greater clarity for urban based projects. 

 
A3.8 Further important guidance is set out in ‘Landscape Character Assessment: Guidance for 

England and Scotland’7 which defines the concept and principles of landscape character 

                                                 
5 For example, The London View Management Framework SPG (July 2007) published by the Greater London Authority. 
6 Published 2002 by Spon Press (© Landscape Institute and the Institute of Environmental Management and Assessment). The guidelines 
update the previous edition published in 1995. 
7 Published 2002 by The Countryside Agency and Scottish Natural Heritage (prepared by Carys Swanwick of Department of 
Landscape University of Sheffield and Land Use Consultants) 
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assessment for the purposes of identifying, classifying and defining landscape areas, 
providing landscape guidance in the local planning realm, and in the assessment of 
development proposals. In defining the baseline, such guidance is of particular relevance 
where a local characterisation has not been provided by the local authority or where a 
greater degree of detail is necessary for the purposes of assessment.  
 

A3.9 A discussion paper published by the Countryside Agency in 2004: Topic Paper 6 
‘Techniques and criteria for judging capacity and sensitivity’8 explores current thinking on 
the ability of landscapes to accommodate new development. The document provides 
useful consideration and terminology for the consideration of sensitivity in townscape and 
visual assessment which has been adopted in this methodology. 

 
A3.10 In the assessment of visual sensitivity, account is also taken of the guidance provided by 

English Heritage in the document ‘Seeing History in the View’ published in May 2011. 
 

A3.11 Further useful landscape assessment guidance is contained in Section 3 (Part 5) of Volume 
11 of the ‘Design Manual for Roads and Bridges’9 (the DMRB).  
 
 
Part 2: Environmental Assessment process and Assessment Criteria 
 

A3.12 The assessment process aims to be objective and quantify impacts as accurately as is 
possible.  However, it is recognised that subjective judgment is necessary and appropriate, 
if based upon training and experience and supported by clear evidence, reasoned 
argument and informed opinion.  Whilst changes to a view can be factually defined, the 
evaluation of townscape character and visual impacts requires qualitative judgments to be 
made.  The conclusions of assessment therefore combine objective measurement with 
informed professional interpretation.  
 

A3.13 Thorough assessment set out in clearly defined terms is therefore essential to ensure that 
the assessment process and conclusions drawn are transparent and capable of analysis 
and constructive criticism so as to inform debate and decision making. It is intended that 
this methodology provides helpful background to the main assessment. 
 

A3.14 Whilst this methodology goes some way to defining the criteria and terminology used in the 
classification of sensitivity, magnitude and significance, conclusions regarding 
classification of townscape units and views may not immediately correspond to the 
descriptions given under these headings. This is because such classifications are 
multifactoral and reflect a large number of townscape and visual dynamics. For example, 
a character area may contain features and elements in a degraded condition but which, 
when read together, result in a strong and unified character over an extensive area. In such 
cases, it is necessary to make a reasoned judgement regarding the definition that best fits 
the particular situation. 
 

                                                 
8 Published 2004 by The Countryside Agency and Scottish Natural Heritage (prepared by Carys Swanwick) 
9 Published by the Highways Agency in 1994 
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A3.15 The principles of good design and contemporary planning legislation require development 
to respond positively to the existing townscape and designations. It is therefore implicit in 
environmental assessment that the findings of the baseline study and townscape and 
visual assessment consistently serve to inform and enhance the design of the subject 
development. This iterative and reciprocal process belies the spirit of the EIA Directive and 
is advocated in most guidance including the LI Guidelines. 
 
 
Assessment Stages 
 

A3.16 The assessment employs the following stages: 
 
Stage 1, Review of proposed development and existing design documentation 
 

A3.17 During this phase we review the scheme proposals, meet and consult with relevant Local 
Planning Authority representatives and members of the multidisciplinary consultant team.  

 
Stage 2, Baseline Study  
 

A3.18 EDP’s work combines a desktop baseline analysis of relevant literature and field appraisal 
to analyse townscape character areas and to define and describe views within the study 
area. This process, in combination with a review of relevant policy, will enable the 
identification of townscape sensitivities and particular interests (including designations) 
requiring special consideration. The following topics are completed more or less 
simultaneously during this stage to provide a depiction of the present (and future) state of 
the townscape in the absence of the proposal. 
 

A3.19 A description of the townscape based on:  
 

• Review of Ordnance Survey maps; 
 

• Topographic digital data and Zone of Visual Influence analysis; 
 

• Field appraisal; 
 

• Review of designations, Development Plan documents, and associated guidance; 
and  
 

• Review of Landscape/Townscape Character Area studies. 
 

A3.20 Further characterisation of the townscape and identification of townscape units capable of 
further assessment. If existing landscape/townscape character assessment 
documentation is unavailable, outdated or of insufficient detail to permit proper 
assessment of the application site, further subdivision and characterisation will be 
required to identify townscape units which fully describe the character of the proposed 
development site and its setting.  
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A3.21 Identification of townscape receptors10 with the potential to be affected directly or 
indirectly by the proposed development. These areas, largely identified from the 
characterisation studies, will form the basis of assessment and may be subject to 
consultation with the planning authority. Townscape receptors typically include: 

 
• Townscape/Landscape Character Areas; 

 
• Designated areas and townscape features (such as Registered Parks and Gardens 

and listed buildings); 
 

• Public open space; 
 

• Transport routes; 
 

• Distinct land use areas; and 
 

• The application site. 
 

A3.22 Once identified, a subjective professional analysis of all available information is made to 
interpret townscape quality or condition for each receptor based on the following 
definitions: 

 

Very high Townscape area or setting of feature where elements combine to 
produce a strong, bold and unified character over an extensive area. 
Where the man-made, historic and natural elements are 
unquestionably harmonious and in superior condition. Where there are 
virtually no detractors and stunning scenic quality. 

High Townscape area or setting of feature with some diversity but where 
elements combine well to produce a clear, distinct and integrated 
character over most areas. Where the man-made, historic and natural 
elements are harmonious and in good condition. Where there are few 
detractors and high scenic quality. 

Medium Townscape area or setting of feature with a diversity of elements which 
combine to produce a recognisable but inconsistent character. Where 
the man-made, historic and natural elements are generally balanced 
and in fair condition. Where there are some detractors but overall, a 
pleasant scenic quality. 

Low Townscape area or setting of feature where the general mixture of 
elements result in an indistinct and ambiguous character. Where the 
man-made, historic and natural elements are evidently discordant and 
in a degraded condition. Where there are several detractors and poor 
scenic quality. 

                                                 
10 LI Guidelines, paragraph 6.13. 
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Very low Townscape area or setting of feature with highly incongruous and 
conflicting elements which result in a forgettable or unremarkable 
character over an extensive area. Where the man-made, historic and 
natural elements show evidence of decay or environmental 
degradation. Where there are many detractors and very poor scenic 
quality. 

 
A3.23 Sensitivity can then be ascribed in relation to these receptors which vary in their capacity 

to accommodate different forms of development. It is therefore noted that sensitivity 
cannot be considered in isolation from the characteristics and nature of the proposed 
development11. An assessment of townscape sensitivity to a particular type of change is 
therefore not truly part of the baseline but may be presented as such within a baseline 
report for expediency.  
 

A3.24 The sensitivity of the existing townscape lies along a continuous and relative scale and has 
been described as: 
 
“Landscape sensitivity … relates to the stability of character, the degree to which that 
character is robust enough to continue and to be able to recuperate from loss or damage. 
A landscape with a character of high sensitivity is one that, once lost, would be difficult to 
restore; a character that, if valued, must be afforded particular care and consideration in 
order for it to survive.”12 
 

A3.25 Criteria and definitions for defining townscape sensitivity are found below in Part 4 of this 
methodology.  
 

A3.26 Identification of visual receptors encompasses consideration of the Zone of Visual 
Influence (ZVI), the extent of visibility and identifying representative views for the purposes 
of describing visual amenity and subsequently, visual assessment.  
 

A3.27 The ZVI is the area within which a proposed development may have an influence or effect 
on visual amenity and is identified from the entirety of the area from which the 
development is visible. Consideration of the ZVI is however, often limited for good reason 
for the purposes of assessment in relation to distance, enclosure and to reflect areas of 
particular townscape sensitivity. EDP commonly uses computer generated simulations to 
determine the likely ZVI for which a separate methodology can be provided13. This 
landscape analysis tool can be helpful in determining the extent of views and an indication 
towards further visual analysis and field work.  
 

A3.28 Visual receptors typically include: 
 

• Key viewpoints and views of and from designated landscapes; 
 

                                                 
11 LI Guidelines, paragraph 2.28. 
12 Chris Bray (2003) Worcestershire County Council (as quoted in Topic Paper 6 ‘Techniques and criteria for judging capacity and 
sensitivity’ published in 2004 by The Countryside Agency and Scottish Natural Heritage) 
13 Digitally derived Visual Envelope and Zone of Visual Influence Methodology 
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• Local and visiting users of recreational landscapes, footpaths, bridleways and 
cycleways; 
 

• Residents; 
 

• Workers; and 
 

• Users of motorised transport routes. 
 

A3.29 A selection of views (particularly where the proposed development is likely to be widely 
visible) is identified to represent main landscape and visual receptors within the ZVI. 
Justification for that selection is recorded and may be subject to consultation with the local 
planning authority. Once agreed, viewpoints are described and recorded photographically 
with reference to designations, viewpoint context, distance from site and photographic 
conditions.  
 

A3.30 As noted above, sensitivity is not truly part of the baseline but may be presented within a 
baseline report (based on a degree of prior knowledge about the physical parameters of 
the proposed development). The visual sensitivity of the visual receptor is identified along 
a continuous and relative scale determined in relation to factors such as: 

 
• The quality and sensitivity of the townscape in that location; 

 
• The activities of the viewer; 

 
• Numbers of viewers; 

 
• Distance and visibility in relation to the proposed development; and 

 
• The nature of the proposed development.  

 
A3.31 Criteria and definitions for defining visual sensitivity are found below in Part 4 of this 

methodology.  
 
Stage 3, Assessment of Effects  
 

A3.32 Once the townscape and visual baseline has been established, an assessment of likely 
changes to the existing townscape character and visual context as a result of the proposed 
development can be made. 
 

A3.33 The likely physical (visible) aspects of the development life cycle are identified upon which 
the assessment will be made. Criteria for considering the magnitude of the resulting 
townscape and visual effects can then be established (descriptive criteria used as the 
basis for identifying effects can be found below in Part 4 of this methodology).  
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Stage 4, Mitigation  
 

A3.34 Examples of primary mitigation which has become integrated through the design process 
may be identified in the description of the development. Detailed information regarding the 
reasoning behind the design process (and its response to townscape and visual 
sensitivities) should be presented in the Design and Access Statement14.   
 

A3.35 Secondary mitigation measures, developed directly in response to significant effects 
identified through the townscape and visual assessment process are described at this 
stage and may include agreed prescriptions adopted in order to avoid, reduce and off set 
adverse effects (and to enhance beneficial effects where possible). 
 
Stage 5, Cumulative Effects 
 

A3.36 The townscape and visual effects of the development are assessed cumulatively with other 
committed developments (i.e. those that have already begun or constructed or those that 
have not been commenced but have a valid planning permission), where there are likely to 
be significant effects. 
 

A3.37 Two types of cumulative effects would be assessed: 
 

• Type 1 Effects: The combination of individual effects (for example noise, dust and 
visual effects) from a development on a particular receptor; and 
 

• Type 2 Effects: Effects from several developments, which individually might be 
insignificant, but when considered together could create a significant cumulative 
effect. 

 
Stage 6, Residual Effects  
 

A3.38 In the final analysis, an evaluation of residual townscape and visual impacts following the 
combined mitigation strategy is made for the purposes of identifying significant 
environmental impacts. 
 
 
Part 3: Assessment Criteria and Descriptions 
 

A3.39 This section contains the following tables: 
 

• Table 1: Townscape sensitivity criteria; 
 

• Table 2: Magnitude of townscape effect criteria; 
 

• Table 3: Significance of townscape effect criteria; 

                                                 
14 As required by the Town and Planning (General Development Procedure) (Amendment) (England) Order 2006 and further defined in 
advice from the Commission for Architecture and Built Environment (CABE) “Design and Access Statements – How to Write, Read and 
Use Them”. 
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• Table 4: Visual sensitivity criteria; 
 

• Table 5: Magnitude of visual effect criteria; and 
 

• Table 6: Significance of visual effect criteria. 
 

A3.40 The following descriptions are used as the basis for determining townscape sensitivity 
assessment criteria in the knowledge of the nature of the proposed development: 

 
Table EDP A3.1: Townscape Sensitivity Criteria 
Very high Internationally recognised townscape of exceptional quality with a 

large number of memorable townscape features deemed to be worthy 
of conservation in current state. Extremely susceptible to minor 
physical disturbance which may permanently damage townscape 
elements. 

High Nationally or regionally recognised townscape of high quality and 
particularly distinctive character. Susceptible to physical disturbance 
which may permanently change townscape elements. 

Medium Locally designated or recognised (value expressed through 
consensus) townscape of medium quality with some distinguishing 
features. Some townscape resilience and capacity due to diversity of 
character. 

Low Locally recognised but undesignated townscape of low quality. 
Partially degraded and transient in nature with no features of 
recognised value. Tolerant of some change and capable of repair or 
enhancement. 

Slight Unrecognised townscape of very low quality. Potentially tolerant of 
substantial change without loss of valued elements and capable of 
accommodating much needed restorative measures. 

 
A3.41 Criteria for determining magnitude of effect for townscape impacts are derived from the 

proportion of the area or townscape features affected by the proposed development, 
context and setting, and the duration of the effect: 
 
Table EDP 3.2: Magnitude of Townscape Effect Criteria 
Very High Stark, unavoidable and permanent change (deterioration or 

improvement) to townscape character and features. Proposed 
development in complete contrast to existing landform, scale and 
pattern of development. 

High Obvious, long term and vivid changes (deterioration or improvement) 
to townscape character and features. Very noticeable within vicinity 
due to introduction of prominent elements or effects over an 
extensive area. 
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Medium Partial change (deterioration or improvement) to townscape character 
and features. Proposed development will be reasonably noticeable 
within the vicinity due to differences with existing landform, scale and 
pattern of development. 

Low Slight or temporary alteration of townscape character and features. 
Not readily noticeable within vicinity and therefore does not 
significantly influence character of surrounding area.  

None Proposed development not noticeable or resulting in a virtually 
imperceptible change in townscape character. 

 
A3.42 The sensitivity of a townscape receptor and the magnitude of change enable a qualitative 

assessment of the significance of effect to be determined: 
 
Table 3.3: Significance of Townscape Effect Criteria 
Severe 
adverse 

The proposed development would result in effects which would 
irrevocably harm or seriously diminish the value of townscape character, 
features, and their settings. Proposals of such conflict with the existing 
topography, grain, pattern of the townscape so as to be incapable of 
mitigation.  

Major 
adverse 

The proposed development would result in effects which would 
substantially damage the quality of existing townscape character, 
features, and their settings. Such effects would incapable of full 
mitigation and would degrade the integrity of a high quality townscape.  

Moderate 
adverse 

The proposed development would result in effects which would have a 
perceptibly adverse impact on townscape character, features, and their 
settings. Proposals are out of scale with the existing topography, grain, 
scale and pattern of the townscape. 

Minor 
adverse 

The proposed development would result in effects which temporarily 
damages or does not logically complement the existing topography, 
grain, scale and pattern of the townscape so as to constitute an 
unsympathetic outcome.  

Neutral The proposed development would complement existing townscape 
quality and character so as to maintain the overall status quo. 

Minor 
beneficial 

The proposed development would result in effects which would 
complement townscape quality character. Proposals would enable 
moderate and/or short term restoration of degraded townscape 
character, features, and their settings. 

Moderate 
beneficial 

The proposed development would result in effects which would 
appreciably restore and/or enhance existing townscape character, 
features, and their settings. Such effects may be capable of further 
mitigation so as to maximise the benefits of the proposal. 
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Major 
beneficial 

The proposed development would result in effects which would 
substantially improve the quality of townscape character, features, and 
their settings. Fundamentally improve on previous condition through the 
introduction of integrated features and streetscape design which would 
result in a more harmonious and distinctive townscape character. Such 
effects may be capable of further mitigation so as to maximise the 
benefits of the proposal. 

Negligible No discernable change to the existing townscape character, features, 
and their settings. 

 
A3.43 The following definitions will be used as the basis for determining visual sensitivity 

assessment criteria in the knowledge of the nature of the proposed development: 
 
Table EDP 3.4: Visual Sensitivity Criteria 
Very High Important and highly utilised views from within nationally or 

internationally designated townscapes or adjoining townscape with 
focal point or orientation in the direction of the development site. 
Views from or within the setting of a Grade I listed building.  
e.g. Exceptional and iconic views from townscape features of 
recognised historic importance. Widely visited sites important for 
tourism and urban identity. 

High  Important static (including residential) or well visited open views with 
orientation in the direction of the development site. Views from or 
within the setting of a Grade II* listed building or within the setting of 
nationally or internationally designated townscape. 
e.g. Focussed views from a well used footpath or cycleway within a 
high quality townscape setting. 

Medium  Sites where numerous individuals may enjoy views including visitors. 
Views in the direction of the development site within the setting of a 
Grade II listed building. May have local townscape designation or lie 
within the setting of a locally recognised feature. 
e.g. Open views from public open space where the viewer is usually 
involved in recreational activity and therefore not wholly focussed on 
the townscape around them. 

Low  Everyday and ordinary views in the direction of the development site 
enjoyed by some local people but rarely visitors. Partially interrupted 
and/or distant views from undesignated residential areas.  
e.g. Commonplace and/or partially interrupted views from 
retail/commercial or light industrial areas. May include views from 
moving vehicles or other motorised transport routes. 

Slight  Transient and unimportant views in the direction of the development 
site, rarely utilised by individuals in that location. Poor quality 
townscapes not obviously recognised as a local interest or covered by 
local townscape designation. 
e.g. Unspecified and/ or sporadic views from and within the setting of 
industrial or derelict areas. May include views from fast moving 
vehicles or busy transport corridors. 
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A3.44 Criteria for determining magnitude of effect for visual impacts are derived from the scale 
of change in the view, the congruity of that change, the proportion of the view affected by 
the proposed development, and the duration of the effect: 

 
Table EDP 3.5: Magnitude of Visual Effect Criteria 
Very High The proposed development becomes the single or collectively 

dominant new feature in the scene with a forceful influence on 
townscape character and in the perception of other recognised 
features (which generally become subordinate). 

High The proposed development becomes an important and immediately 
obvious new feature within the urban scene; may affect and change 
townscape character. 

Medium The proposed development is visible and identifiable within the view; 
readily detected by the majority of viewers. 

Low The proposed development constitutes a minor feature in the view 
within which it is neither framed nor prominent and therefore not 
readily noticeable. 

None Nothing or very little of the development or associated work or activity 
is discernable. 

 
A3.45 The sensitivity of a view and the magnitude of change enable a qualitative assessment of 

the significance of effect to be determined: 
 
Table EDP 3.6: Significance of Visual Effect Criteria 
Severe 
adverse 

The proposed development would result in invasive and clearly 
incongruous visual effects which would permanently result in the 
loss of, or disrupt, key views from (or of) an important sensitive 
receptor.  

Major 
adverse 

The proposed development would result in a substantial 
deterioration in, or loss of, the existing view. Detrimental visual 
effects incapable of full mitigation.  

Moderate 
adverse 

The proposed development would result in visual effects that 
constitute a conspicuous or temporary deterioration in the existing 
view. 

Slight 
adverse 

The proposed development would result in visual effects that 
constitute a perceptible and temporary deterioration in the existing 
view. Capable of sufficient mitigation to ensure amelioration of 
adverse impacts. 

Neutral The proposed development would result in a situation analogous to 
the current situation. No clear adverse or beneficial impacts 
resulting from visual effects. 

Slight 
beneficial 

The proposed development would result in visual effects that 
constitute a perceptible and temporary improvement in the existing 
view.  

Moderate 
beneficial 

The proposed development would result in visual effects that 
constitute a conspicuous or temporary improvement in the existing 
view.  
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Major 
beneficial 

The proposed development would result in a substantial 
improvement to the existing view and positively influence the 
character of the receiving townscape feature. 

Negligible No discernable change to the existing view. 
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Appendix EDP 4 
Glossary of LVIA Terms  

 
TERM AND DEFINITION 
Baseline 
The existing (pre-development) landscape and visual context of a study area, including landscape fabric, 
landscape character and existing views. The landscape baseline is not static and may be changing for 
various reasons. The landscape baseline can also consider such factors and describe the likely future 
landscape character of the landscape, without the proposed development.  
Effects 
A predicted change in the environmental baseline as a result of the proposed development.  Effects can 
be positive or negative. 
Field Pattern 
The pattern of hedges and walls that define fields in farmed landscapes (LI/IEMA 2002). 
Intervisibility 
Two points on the ground or two features are described as “intervisible” when they are visible from each 
other. 
Landscape 
Landscape results from the way that different aspects of our environment (physical, social, aesthetic and 
perceptual) interact together and are perceived by us: 
• Physical elements – e.g. geology, landform, soils, flora and fauna; 
• Social elements – e.g. land use, enclosure patterns, and the patterns, form and scale of settlements 

and other built development; 
• Aesthetic factors – e.g. colour, form, visual texture and pattern, sounds, smells and touch; and 
• Perceptual factors – e.g. memories, associations, stimuli and preferences. 
Landscape capacity 
The degree to which a particular landscape character type or area is able to accommodate change without 
significant effects on its character. Capacity is likely to vary according to the type and nature of change 
being proposed. 
Landscape character 
Landscape character arises from a distinct, recognisable and consistent pattern of physical and social 
elements, aesthetic factors and perceptual aspects in the landscape. 
Landscape character areas (LCAs) 
Single unique areas that are discrete geographical areas containing one or more landscape types. 
Landscape character types (LCTs) 
Generic units of landscape that display a distinct, consistent and recognisable landscape character. 
Landscape condition 
Description of the maintenance and condition of landscape elements and the degree to which landscape 
elements are representative of the landscape character area. 
Landscape element 
A physical component (both natural and manmade) of the landscape. 
Landscape fabric 
The elements and features that constitute the physical components of the landscape, including ground 
vegetation, hedgerows, trees, shrubs, walls, fences and vernacular structures. 
Landscape units 
An umbrella term for landscape character areas and landscape character types. 
Landscape value 
The importance or value of the landscape to society, usually based on landscape designations or policies 
as indicators of recognised value. 
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TERM AND DEFINITION 
Mitigation 
Measures, including any process, activity or design that would avoid, reduce, remedy or compensate for 
the predicted effects of a development on the environmental baseline. 
Public access 
Land with public access includes: 
• Definitive rights of way – public footpaths, bridleways, cycle routes, Byways Open to All Traffic (BOATS) 

and highways. Shown on Definitive Rights of Way maps held by the Local Authority. 
• Permissive paths and bridleways – routes where there is public access with the permission of the 

landowner. Such routes are usually closed at least one day a year to prevent establishment of a public 
right of way; 

• Public open space – areas designated for specified public uses, usually in the ownership of the Local 
Authority. Includes parks and recreation grounds. Shown on Local Development Plans; 

• Beaches – the public have permitted access to much of the foreshore (intertidal zone – between high 
and low tide marks) owned by the Crown Estate, and on land above high water mark owned by the 
Local Authority. Some beaches above high tide mark are privately owned and some beaches and 
foreshore have restricted access for military purposes; 

• Access land – land where public access is currently permitted with the permission of landowners. 
Includes land outlined in purple on the OS Explorer (1:25,000) sheets and with: 
o No symbol – land open to public with permission of owners; 
o White oak leaf in purple box – National Trust, always open; 
o Purple oak leaf in white box – National Trust limited access; 
o Tree symbols in purple box – Forestry Commission; 
o Single leaf in purple box – Woodland Trust; and 
o White “AL” in purple box – other access land. 

• Open access land – areas of mountains, moor, heath, down, common land and coastal foreshore that 
have been designated under Section 2 of the Countryside and Rights of Way Act 2000. The right of 
access is for walkers only and does not extend to cycling, horse riding or driving a vehicle, nor does the 
right of access apply to developed land, gardens or cultivated land. Under the CRoW Act 2000, there 
was a process of consultation that allowed the right of appeal for those with a legal interest in the land, 
and for sensitive ecological or archaeological sites to be excluded. Conclusive maps showing the areas 
designated as open access land (Registered Common Land and Open Country) are now available from 
Natural England (in England) and the Countryside Council for Wales (in Wales). 

Viewing distance 
That distance that a viewpoint illustration should be held from the eye in order for the illustration to match 
the scale of the actual view when used in the field to identify the location and scale of the proposed 
development. 
Visibility 
Visibility is a measure of the distance that can be seen by the human eye at any one time. Daylight visibility 
would depend on several factors, including: 
• Atmospheric transparency (governed by the solid and liquid particles held in suspension in the 

atmosphere); 
• Degree of contrast between an object and the background against which it is observed; 
• Position of the sun; and 
• Observer’s visual acuity. 
Visual receptor(s) 
An individual observer or group of observers who are capable of experiencing a change in the view. 
Zone of Theoretical Visibility (ZTV) 
The ZTVs consider the ‘bareground’ situation and assume excellent visibility with no atmospheric 
attenuation. The ZTVs therefore represent the maximum potential, theoretical visibility i.e. the worst-case 
situation. In reality, other components of the landscape such as forestry, trees, buildings etc. would 
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TERM AND DEFINITION 
introduce screening effects which, coupled with the atmospheric conditions, would reduce this visibility, in 
some instances to a considerable extent. 
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Appendix EDP 5 
Wireline Methodology 

 
 

Verified View Montage Methodology 
 
A5.1 Viewpoints are specified by the client. 

 
A5.2 The model is based on a 3m aOD ground level across the site. 
 
A5.3 Photographs using a Canon 5d Mk III full-frame camera with a 50mm fixed focal length 

lens are taken. A tripod with a gradated head is used and photographs are taken every 15 
degrees. Photographs may be taken either portrait or landscape depending on the field of 
view required. 

 
A5.4 Centimetre accurate GPS equipment is used to log the camera position to OS GB15. The 

GPS also records level aOD. Both GPS and other survey equipment is used to collect data 
on items within shot which may be used to anchor the computer model into the photograph. 

 
A5.5 If a panoramic image is required, the photographs are stitched using Adobe Photoshop 

software. 
 
A5.6  A computer model of the proposal is constructed using Autodesk 3ds Max software.  
 
A5.7 The survey data collected on-site is processed using N4Ce software and exported as a 3d 

DWG file. 
 
A5.8 The 3d DWG file is imported into the model and virtual cameras set up to replicate the 

shots taken on site. 
 
A5.9 The virtual camera views are brought into Photoshop on top of the photographs. 
 
A5.10 The model outline is traced to provide wirelines. The thickness of the lines outlining the 

model won't make much difference to the height on the close shots but could add half to 
1m on the distance photographs. 

 
A5.11 The final image is saved as a high-quality JPEG. 
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Plans  
 
 
Plan EDP 1   Site Location 
  (EDP3647/09b 22 March 2017 JTF/TR) 
 
Plan EDP 2  Site Boundary and Near Landscape and Heritage Considerations 
  (EDP3647/08c 22 March 2017 JTF/TR) 
 
Plan EDP 3 Landscape and Heritage Considerations – Wider Study Area 
 (EDP3647/07b 22 March 2017 JTF/TR) 
 
Plan EDP 4 Topography – Wider Study Area 
 (EDP3647/10b 22 March 2017 JTF/TR) 
 
Plan EDP 5 Zone of Theoretical Visibility– Wider Study Area 
 (EDP3647/06b 22 March 2017 JTF/TR) 
 
Plan EDP 6 Photographic Survey Locations – Wider Study Area 
 (EDP3647/03b 22 March 2017 JTF/TR) 
 
Plan EDP 7 Photoviewpoint Locations and Landscape and Heritage Considerations –  

Detailed Study Area  
 (EDP3647/05b 22 March 2017 JTF/TR) 
 
Plan EDP 8 Tall Buildings Location Recommendations with Regard to Visual and 

Heritage Matters  
 (EDP3647/11c 14 September 2017 CR/TR) 
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Site Boundary

Existing mixed use development @ 79-81 
Brighton Road 6-7 storeys/18-21m

18m development height

12m development height

9m development height

45m development height

Residential: High sensitivity to medium 
and tall buildings

Town centre and offices: High            
sensitivity to medium and tall buildings

Employment and retail warehousing: 
Lower sensitivity to medium and tall 
buildings

Neighbouring land use considerations (beyond 
the scope of this study)

Within approximate view cone building 
height/design to accommodate some 
visibility to the South Downs

Building Heights
Buildings lower than the heights listed below are 
unlikely to have a significant impact on the design 
objectives. Taller buildings may be acceptable within the 
height zones as long as the design objectives are 
addressed, subject to site specific testing.

Prominence of Kingston de Buci lighthouse to be 
retained in key views from the east and south-east (PVP 
2, 4, 5 and 11 - Plan EDP 7).

Design Objectives

Prominence of St Mary de Haura Church to be retained 
in key views from the north-west, west and south (PVP 8 
and 15 to 19 - Plan EDP 7).

Prominence of St Nicolas Church to be retained in key 
views from the west (PVP 17 - Plan EDP 7).

Historic estuarine charm of Shoreham-by-sea 
Conservation Area to be retained in key views from the 
west and south (PVP 8 and 16 - Plan EDP 7).

Historic character of Kingston Buci Conservation Area, 
and Southwich Conservation Area, to be retained (PVP 6 
and 7 - Plan EDP 7).

Glimpsed views to the South Downs from Shoreham 
Beach to be retained (PVP 12, 13, and 14 - Plan EDP 7).
Character of views across Shoreham from the South 
Downs and Shoreham Beach to be retained (PVP 12 to 
14 and 20 to 21 - Plan EDP 7).

Character of Kingston Village Green to be retained (PVP 
2, 4, 5 and 11 - Plan EDP 7).
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