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Name:  Buxted Parish Council 

Address:  PO Box 202, Heathfield, TN21 1BN 

Email:   clerk@buxtedparish.org.uk 

Telephone:  01435 812757 
 

Please find below Buxted Parish Council’s formal response to the LDF Core Strategy Spatial 

Development Options consultation.  Thank you for giving us an opportunity to submit the following 

comments which, it is hoped, will be positively reviewed as part of the evidence gathering process. 

 

LDF Core Strategy – Spatial Development Options – Consultation Response 

As required in the PPS12 Buxted Parish Council have produced a consultation response which is clearly 

evidence based and would result in a deliverable and flexible Core Strategy for the Parish of Buxted and 

its surrounding area for the period 2006-2026. 

 

Buxted Parish consists of three separate villages – Buxted, Five Ash Down and High Hurstwood – which 

all have separate identities, geographies and needs.  Each village needs some small scale development 

of affordable homes to accommodate local needs.  Buxted Parish falls both within and outside of the 

Area of Outstanding Natural Beauty in a rather arbitrary fashion which is not consistent with the 

quality of landscape.  Evidence of this can be seen in areas of the south part of Buxted Village which fall 

outside of the AONB but are of far better quality than other areas of the parish which fall within the 

AONB.  The southern area of the Parish consists of rolling hills, the river Uck, many tributaries and 

streams and ancient ghyll woods.  It is noted that aspects such as these ancient woodland expanses and 

flood risk are not recognised in the Sustainability Appraisal Report. Considering the evolution of Buxted 

village – whose location was physically moved in the early 19th Century – and that part of the Parish is 

not in the AONB has led to a mix of development over the years – with latter development from the 

1970’s being rather unsympathetic to the location and rather focussed on the rather ubiquitous ‘cul de 

sacs’ and ‘executive home’. The LDF could afford the opportunity to right some wrongs and provide 

smaller homes which the 2004 housing survey showed were needed (as well as affordable homes)and 

development that sits more in harmony and with respect of the landscape and village locations – 

development that allows for more sustainable and socially cohesive villages. 

 

Please tell us which of the housing options is the most appropriate for Wealden 

 

In answering this question, Buxted Parish Council has carefully considered each of the options and how 

each one affects the Parish of Buxted; the three villages within the Parish, its surrounding towns and 

villages; and its overall impact on Wealden.  We do not agree that any one particular option is the most 
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appropriate for Wealden but do agree that with the exception of option 6, any of the options could, and 

have in the most part already been accommodated within the Parish – something that in line with 

PPS12 is also easy to monitor.  Our consultation response will therefore be based on providing evidence 

to support how options 1-5 have already been largely satisfied within existing and current proposed 

development in this Parish and how the proposals for this Parish, which this Council have previously 

discussed with WDC officers in relation to the LDF, can easily accommodate options 1-5. In considering 

the needs, aspirations and issues this Parish faces, we also consider the options for wider Wealden 

needs.  In doing this, it is also very important to acknowledge a need to maintain the separate identities 

of the three villages within the Parish whilst responding as a united parish. 

We expand on our views on the options below. 

 

If you do not agree with any of the suggested housing options, please tell us how you would like to 

see housing growth distributed. 

 

As stated above, Buxted Parish Council considers that options 1-5 can and have already been 

accommodated within the Parish.  To this end we have provided evidence as set out below to support 

how housing needs for the period 2006-2026 outlined in Options 1-5 have been met in the Parish and 

how the Parish Council has maintained constant public consultation throughout the NSLP phase and 

LDF consultation to date.   

 

The Parish does however recognise that there is a risk that there will be a need for further development 

beyond that proposed in Options 1-5 to provide a further small number of dwellings and thus has 

suggested on pages 8 to 10 of the response how this could possibly be achieved if considered absolutely 

necessary. 

 

Options 1 ς 5 in Relation to Buxted Parish 

 

Local Consultations 

In 2006, Buxted Parish Council published its Parish Plan which followed three years of consultation with 

the whole Parish community. This included public meetings, drop in sessions and a survey questionnaire 

sent to all households attracting a 35% response rate.  Within this Plan, priorities for the Parish were 

set, including housing and development needs and aspirations.  Preceding years have included many 

further public events on various parish issues including events organised by the Parish Council and 

developers to consider and view proposed developments within the parish long before any application 

is formally submitted to the local planning authority (Grampian site, Five Ash Down and land West of 

Church Road, Buxted).   
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At Issues and Options stage of the LDF consultation, the Parish Council held a public meeting to gather 

and consider public views – as with other events this was very well attended filling the largest capacity 

hall in the Parish at Buxted School.  From this exercise and further consultation and consideration from 

the Parish Council, clear preferences for future development within the parish and surrounding towns 

and parishes were formed.  Our response to the current consultation brings forward those clear and 

unchanged preferences.  

 

As part of the wider public consultation for the Spatial Development Options consultation, the Parish 

Council held a public meeting on 10th August which was well attended by 45 Parishioners.  The public 

feedback from this event has enabled the Parish Council to formulate this response to the consultation 

which continues to bring forward priorities as set out in the July 2008 Buxted Parish Council Bridging 

Template. 

 

In reviewing the Housing Needs Survey of 2004 to support the local vision it becomes apparent that 

between two major applications within the Parish – the Grampian site, Five Ash Down and land west of 

Church Road, Buxted – these developments satisfy the current affordable housing need by supplying 60 

affordable units for rent plus a good number of smaller properties.  Further evidence is provided to 

support this via the recent WDC Housing Department consultation response to the application at land 

west of Church Road (WD/2009/1466/MAJ) which states that there are 29 households with a local 

connection to the parish requiring accommodation to rent.  Therefore, it has to be recognised that not 

only would the current affordable housing needs be satisfied in the construction of these two 

developments, but the parish has provided more new affordable dwellings within two years than has 

been provided in the parish in the past 50 years.  

 

Whilst recognising the above, the Parish Council and community do acknowledge that the parish is an 

attractive place to live with quality landscape and as such we appreciate that there is a risk we will be a 

target for further development due to the location of the station in Buxted village. However a station 

alone does not provide a sustainable location. In the past 20-30 years Buxted and Five Ash Down have 

taken considerable and not particularly well planned new development mainly of large executive 

homes. Alongside this considerable expansion, Buxted village has lost many village services (including 

bank, butcher, newsagent and post office) whilst gaining no contributions of new amenity facilities – 

and yet the existing facilities cannot cater for the resident population let alone new households. Five 

Ash Down has no open amenity space and that being provided by the Grampian development has failed 

to recognise local needs and will provide little more than a green buffer zone separating the new 

development from the A265. Because of the way Buxted village has evolved, the local school lies some 

half mile outside of the village along the A272 – on a stretch of road which is narrow, with bends and 

poor road cambering and a national speed limit of 60mph. From Five Ash Down, the distance to any of 
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the three local primary schools in Buxted, High Hurstwood and in the neighbouring parish of Maresfield 

is greater. These are matters that need to be recognised when ‘scoring’ villages as having adequate 

services and targeting for development.  

 

From the Issues and Options consultation, there was recognition by the parish of a need for a quota of 

dwellings to fulfil the requirements of the South East Plan.  The Parish Council has therefore worked 

hard with the community since this time to understand and manage needs and expectations and work 

with WDC to provide the basis for sustainable development into the next 20 years.  As a result of this 

work, the Parish Council at its Council meeting in March 2008 resolved, published and widely 

communicated its intent to work together with WDC and other parties on the potential enhanced 

development of the land west of Church Road, Buxted within the NSLP period and into the LDF period.  

This included increasing densities on the site considerably to provide more smaller homes (as well as 

affordable homes) to fulfil local needs, and to strategically consider onward development of the site up 

to the track opposite the electricity sub station, with a buffer zone to the north to protect the site from 

wider views – thus accommodating many more houses on the site than envisaged in the NSLP plan 

process.  We did this as within the longer term LDF process we considered this would ensure focused 

and sustainable development in the village to better meet the needs of the local community; creating a 

sense of place within a rejuvenated core of the village; encouraging better social cohesion than back 

land, village infill, ribbon development or development boundary extension elsewhere; and seek to 

avoid ad hoc landowner/developer led development to meet their personal profit led aspirations.  

 

From this point, the Parish Council worked with Rydon, as the potential developers of the land west of 

Church Road, to achieve the above vision in order to ensure the required delivery of dwellings to meet 

the requirement of the LDF process and to ensure that within this development, smaller houses as well 

as more affordable housing would be provided.   

  

There is a recognised local need for further affordable and smaller housing units which would, in turn, 

support local people.  However, the Parish Council has tried hard to manage the expectations of the 

local community to retain the existing quality of life.  It is therefore considered that the main  

development within the Parish as part of the LDF process should be focused in the one location 

(extension of development site land west of Church Road) for the reasons mentioned above – 

essentially to encourage improved social cohesion, a sustainable vibrant community and necessary 

infrastructure including sewerage, drainage and road access changes in one location. This would thus 

avoid changing the face of the community in sporadic spots around Buxted village, essentially 

concreting other fields and land which landowners and or developers propose to meet their needs 

rather than those of the community. 
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As further evidence towards focusing development through the LDF process in one area of Buxted 

village, the Parish Council has noted that the residential development area at the Grampian site in Five 

Ash Down is 2.9 hectares which has been given permission to accommodate 140 dwellings with 

associated road and amenity space.  The land allocated for dwellings within the NSLP site at the land 

west of Church Road is 1.9 hectares with the approved planning application agreeing to accommodate 

a total of 67 dwellings at a dph of only 35.  The further potential extension of this site proposed by the 

Parish Council on behalf of the local community (as part of the LDF process) is 0.7 hectares creating a 

total dwelling development area of 2.6 hectares.  The total area of 2.6 hectares should theoretically 

accommodate at least 92 houses plus road and amenity space, thus satisfying options 1-5 of the Spatial 

Strategy as clearly illustrated in the table below. 

 

Having completed an analysis of development to date in the parish against options 1-5 , the Parish 

Council believes that the quota of allocations for the parish within these options would have already 

been provided between both the Grampian site in Five Ash Down and Rydon site on land west of 

Church Rd, Buxted όōŜƛƴƎ нон ŘǿŜƭƭƛƴƎǎύΦ  ¢Ƙƛǎ ΨǳǇ ŦǊƻƴǘΩ ǇǊƻǾƛǎƛƻƴ of dwellings should be carefully 

considered by WDC before allocating any further dwellings to the parish. 
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Table ς Buxted Housing Delivery against LDF Core Strategy Option targets 

CORE 

STRATEGY 

OPTION 

TOTAL 

DWELLINGS 

ALLOCATION 

2006-2026 

DWELLING 

COMMITMENTS  

2006-2008 

ADDITIONAL 

DWELLING 

REQUIRED TO 

DELIVER 

ALLOCATION 

DWELLINGS PENDING 

PLANNING PERMISSION 

(Church Road/Rydon Site) 

DWELLINGS 

REMAINING TO 

BE DELIVERED 

(Extnsion of 

Rydon Site) 

1 
151 – 250 

(250) 
168 51 – 100 78* 4 

2 
151 – 250 

(178) 
168 10  78 -68 

3 
151 – 250 

(250) 
168 51 – 100 78 4 

4 
151 – 250 

(218) 
168 26 – 50 78 -28 

5 
251 – 500 

(268) 
168 51 – 100 78 22 

6 
251 – 500 

(500) 
168 201 - 500 78 254 

* 40 Allocated in NSLP at Rydon site + 27 above NSLP allocation for Rydon site + 7 Great Totease Farm 

+ 4 – Viomedix Site, Gordon Road Total = 78 

. 

Option 6 is considered wholly unsupportable as it does not meet the South East Plan 

recommendations for the majority of dwellings to be allocated to the south of Wealden and 

therefore is not a realistic option ς let alone local views.  Even with the effective tarmacing of Buxted 

and Isfield fields it is clearly highlighted that there may still not be a sufficient business case to justify 

opening the line. 

 

The proposals in Option 6 would essentially render Buxted village unsustainable and destroy any 

social cohesion. The level of housing proposed within walking distance vicinity of the station would 

not only destroy neighbouring fields and green space but could not provide the necessary 

infrastructure to sustain it in terms of roads, sewerage, drainage etc and the school would remain 
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outside the village and a car journey for most! This proposal in Option 6 clearly notes that while 

endeavouring to leverage opening of the Uckfield Lewes Line would be unlikely to provide a business 

case to do so ς yet if it was adopted as the option it would essentially destroy the quality of life of 

village residents and render Buxted unsustainable as a village, changing it irrevocably into a 

commuter dormitory serving a railway line. Surely public transport is supposed to serve the needs of 

local communities rather than local communities forced to serve a railway line and the business 

interests of its franchisees.  

 

We urge WDC to reject Option 6 ς it is an unsustainable and ill-thought core strategy option with no 

evidence to support it and contrary to both the South East tƭŀƴ ƭŜǘ ŀƭƻƴŜ ²5/Ωǎ ƻǿƴ Ǿƛǎƛƻƴ ŦƻǊ 

Wealden!  

 

In the interests of both existing and future Wealden residents, however, we believe there are good 

economic, social and environmental reasons why the Lewes to Uckfield rail link should be restored at 

the earliest opportunity.  This should be part of an integrated transport policy with sufficient parking at 

all stations and community bus provision.  We are advised that the business case can already be made 

and sensible and sustainable distribution of new housing throughout Wealden as well as Lewes District 

will add weight to that case. 

 

Considering the Options in Relation to the Surrounding Area 

 

Naturally, the Parish Council has to consider the impact of the proposals on its own communities first.  

Secondary to this however is to view the options within the broader context of Wealden. The South East 

Plan has dictated that Wealden has to accommodate 11,000 new dwellings between 2006-2026.  

Clearly, all options should be reviewed against the requirements of the South East Plan which calls into 

question options 1 and 6, neither of which distribute housing in accordance with the plan. Previous 

efforts to test the plan have failed and thus we consider it an imperative now to look to follow the plan 

rather than risk Wealden’s proposals being called into question with the accompanying risk of losing 

control of our local destiny. This leaves options 2, 3, 4 and 5 requiring further consideration as the basis 

of an evidenced based Core Strategy. 

 

Reviewing and taking note of the published August 2007 Uckfield Town Master Plan as the nearest 

market town to both Buxted and Five Ash Down, it is apparent that to meet a recognised need of the 

town to deliver a new community college on a new site there would be a requirement to provide a 

further 1000 dwellings in the town which can be satisfied by either options 2 or 3. Option 3 however 

could cause possible concern for the parish of Buxted for two reasons: 
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1) Where could 1310 dwellings be sited? Could this lead to development to the north of Uckfield 

thus closing the settlement gap which would be against the priorities of the South East Plan; 

  

2) It may be argued that 1310 is an over allocation to Uckfield if appropriate land space cannot be 

found - leading to an offloading to Buxted Parish as an attractive option due to its location 

near to Uckfield and the station in Buxted village – thus perpetuating the ill founded proposals 

of Option 6. 

 

Options 4 and 5 do not satisfy the requirement of 1000 dwellings in Uckfield unless the allocation for 

Framfield is included. It is thought that the allocation of up to 200 dwellings in Framfield could be 

intended to be sited at Bird in Eye Hill, thus effectively adding these dwellings to Uckfield due to the 

location being on the border of the two parishes (and nearer to the main infrastructure of Uckfield). 

However, informal advice from Uckfield Town Council has indicated that this is not the preferred option 

as it raises precepting issues of funds being retained by Framfield PC while the development would 

effectively fall within Uckfield. We considered it unfortunate if development at this site is considered in 

this way. We believe Uckfield could argue that any developer contributions from development could be 

directed towards Uckfield as the town providing all services and infrastructure to the site – particularly 

as the site sits so close to Uckfield. Considering this option further however, the Parish Council would 

question as to whether the Bird in Eye site would be suitable for development due to its location. Even 

with Uckfield Town Council’s aspiration in their 2007 Master Plan document for a new road and 

junction at the end of Framfield Rd this does not overcome the basic bottleneck of Framfield Rd with the 

impact of developing at Bird in Eye. 

 

Other elements of the Uckfield 2007 Master Plan suggest that for Uckfield to in any way meet their 

aspirations for the town then considerable development within the town will have to take place. While 

Uckfield vision the town as a hub to neighbouring villages it needs to also be appreciated that not all 

residents in the neighbouring parishes actually consider Uckfield their hub town. In Buxted Parish many 

residents use some of the other market towns as much as if not more than Uckfield. What is vital is that 

development of Uckfield  does not impact on neighbouring parishes by closing the strategic gaps 

between the town and villages – development therefore in the north of Uckfield has to be resisted to 

avoid the ensuing impact on Buxted and Maresfield parishes.  

 

Option 6 is clearly contrary to the requirements of the South East Plan and WDC’s own visions. To 

identify this option as one which best suits the district would effectively destroy both the character and 

social cohesion of the communities in both Buxted and Isfield and is unsupported on sustainability 

grounds. Moreover as the consultation documents clearly notes Option 6 would by no means guarantee 

a business case for the reopening of the Uckfield to Lewes railway line. While the opening of the 
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Uckfield –Lewes line is a vision for many it should not be the drive for the Core Strategy in Wealden – 

merely an element of it. There are many strategic considerations required that are not current in Option 

6 – including for example station parking (which is all but wholly absent in Uckfield for example) that 

need to be sorted first before considering extensions to the line let alone massive housing development 

to try and justify the reopening of the line. 

 

Please tell us which of the employment options is the most appropriate for Wealden 

 

If local employment for local people is being sought, then it would be best to intensify it where it is 

already rather than trying to create new sites. It was considered that the vast majority of businesses in 

rural parishes are run from the home or small offices and employ a small number of professional 

people. It is not considered appropriate for new larger sites to be created as it would be unlikely that 

large businesses would move into rural areas and employ large numbers of local people. In the 

experience of Parish Council members and other residents with connections to the local business 

community, most skilled workforce personnel in small specialist companies either move to the area to 

take up employment or commute from outside it from as far as Brighton, Eastbourne, Haywards Heath, 

Gatwick area and beyond. Assuming that building business space alongside new houses means people 

will not have to commute is visionary at best but rather naïve. There is little evidence that such social 

engineering is generally successful – and particularly not in the South East.  

 

When reviewing these considerations against the employment options in the consultation, it was 

considered that Option 9 was the most appropriate as it locates employment in development area 

within existing employment sites and includes the opportunity to intensify and expand industrial 

estates. This option also meets recommendations in the South East Plan and the Wealden Employment 

Land Review in addition to matching the priorities of the Parish Council bridging template which: 

 

ü supports cottage and home working to replace loss of farming and 

ü supports appropriate development of small scale business units that sit well with local 

needs and aspirations and make good neighbours – the observation being made to the 

latter that the Parish has had rather too many instances however of poor business 

neighbours!  

 

Aspirations for the land west of Church Road in Buxted have never recognised any substantive support 

for the use of the land for business units notwithstanding the location adjacent the station. This site is 

not considered a good location and is unlikely to attract local businesses. Small business units already 

exist and are empty in Buxted village and the wider parish – the area at the Grampian site in Five Ash 
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Down has had little interest even before the current economic down turn – and the site already 

allocated in Maresfield still stands empty some 20 years on - apart from the recent recycling centre.  

The long term commitment of the existing village shop in Buxted village is uncertain and has been for 

some time, not because of the viability of the shop but aspirations by the freeholders for the site. The 

Parish does however have an aspiration that part of the allocated business site on the land west of 

Church Road could sustain a retail outlet supported by old and new properties, adjacent parishes and 

passing traffic and one which would not be in conflict with the sustainability of the existing village shop 

in Five Ash Down. WDC are already aware of this vision and it is hoped that this can be fulfilled as part 

of the LDF process.   

 

Is there anything else you wish to tell us about our vision and strategic aims of the suggested 

options? 

 

Although the current consultation is a spatial strategy and not site specific, it has to be recognised that 

this is the last opportunity that the Parish Council and its community have to be formally consulted on 

the Core Strategy. Therefore, Buxted Parish Council would take this opportunity to make further 

representations in the event that further dwellings are allocated to the Parish. The following 

information indicates where the Parish consider allocation land to be unacceptable and where might be 

acceptable if required – albeit ideally in the much longer term. It is hoped that this does not prejudice 

the Parish Councils position that we have already largely delivered on the housing allocations in Options 

1-5. 

 

Further Development in Five Ash Down 

 

The Walled Garden has previously been identified by WDC as a potential development site. However, as 

detailed in the corresponding appeal statement this is a sensitive site. It was considered that it could 

accommodate a small number of properties if sensitively screened from existing houses in Five Ash 

Down and particularly did not impact on the setting of the adjacent listed properties. Members 

considered the site would ideally suit a small number of quality small private market ‘courtyard 

dwellings’ suitable for older residents within the parish who wish to downsize. There are such 

developments elsewhere that have worked well in sensitive sites close to listed buildings (eg Ardingly, 

Battle). Five Ash Down is a good location for older people with relatively flat terrain, a good bus service 

from Brighton to Tunbridge Wells and a village store, post office and local pub. 

 

Any further development within Five Ash Down would need careful consideration to ensure and 

maintain the sustainability and social cohesion of the village. This is important given the Grampian 

development will double the size of the village. The location of that development, along with the way 
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Ward Homes have tackled it, including the design – losing the opportunity to create the very sensible 

local aspiration for a true village green amenity space – is unlikely to encourage good social cohesion. 

 

As previously stated in the Issues and Options consultation it is an imperative to avoid development of 

villages on the edges of towns resulting in those villages being amalgamated with the towns (e.g. 

developments at Ringles Cross and Five Ash Down). This type of development would lead to an 

amalgamation with North Uckfield. This is wholly unnecessary and unacceptable, and against one of 

the strategic proposals as set out in the South East Plan and key element one of the WDC ‘six key 

elements of vision’. The impact on these and other villages by town development must be avoided. 

Instead, focus should be on developments to the south of Uckfield given that they would not then 

absorb other villages into the town – whereas those in the North would absorb Five Ash Down and 

Maresfield into a sprawling Uckfield conurbation. This is not the ‘hub’ aspiration of Uckfield rather a 

swallowing up and digestion of adjacent communities, and should not be something allowed in the LDF 

process. 

 

Earmarking Five Ash Down for any further development would have to be very carefully considered and 

should include consultation with the Parish Council and community regarding its location. An option on 

the Five Ash Down garage site may come forward and could well be welcomed by the community given 

the angst that the garage has caused with its poor business neighbour behaviour. The Parish Council is 

aware that the area to the rear of the Pig and Butcher pub and some additional backfill land in a 

central position in the village may have been submitted as part of the SHLAA process. The Parish 

Council has responded accordingly to the agent stressing the local intent of the community, in line with 

the Sustainable Communities Act, to participate, engage and communicate so that as far as possible 

the community direct future development in an informed manner to meet local needs rather than have 

it imposed. Any new development in this area would have to accommodate considerable landscaping 

including a buffer zone to protect the setting and amenity of existing village houses and a village green 

with adequate open space would need to be created to provide easily accessible and safe local social 

amenity land which was not provided at the Grampian site.  

 

However, from a sustainability perspective, it is considered that within the LDF time period the 

community would be poorly served if WDC consider that Five Ash Down is a suitable choice for further 

development at this time given the size of the Grampian development. 

 

Development Options for High Hurstwood 

 

Although national and WDC policies are to protect the AONB as far as possible, Buxted Parish Council 

and members of the local community consider that High Hurstwood could benefit from a small scale 
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development of affordable dwellings and/or smaller houses in order to maintain the social and 

economic evolution of the village. The Parish Council has previously identified sites within High 

Hurstwood as part of the HOPE scheme, but these were not followed up by WDC. It is hoped that the 

location of High Hurstwood within the AONB would not rule out the village from any future small scale 

development that could have a positive effect on the village’s future. The potential to allow a larger 

developer to offset the required quota of affordable/smaller homes from a development in another 

area of the Parish or neighbouring Town could be a way of enabling such development within the AONB 

without compromising the AONB and allowing other developers to consider it for development of more 

large executive homes.  

 

While in the AONB High Hurstwood does have core infrastructure elements to support small scale 

housing including the village school which is being extended but is currently used largely by children 

living out of the Parish let alone out of the village and in-commuting by car from the Crowborough 

area. Some additional small affordable family homes would allow local children to attend and walk to 

this very good local school. Thus while in the AONB High Hurstwood could provide for some small scale 

development of affordable and small well priced village family homes.  

 

Further Development in Buxted 

 

As WDC are aware, Buxted Parish Council and residents have worked with ESCC and WDC in visioning a 

new heart to the village as the largest in the parish, using the Ionides land as a focus in addition to the 

opening up of the adjacent village green/recreation ground which is currently underused due to its 

relative isolation at the back of houses on Framfield Road. The local community, Parish Council and 

trustees of the Ionides Land are working with the local Doctor’s surgery (who will have to vacate their 

existing premises in 2011), the Primary Care Trust and the PCT’s preferred developer, Ryhurst, to 

relocate the surgery to a new and future-proofed site on the Ionides land. This will form part of a 

combined development with a new and much needed community parish hall – something already 

identified as required by WDC in the NSLP – which is also likely to accommodate the local pre-school 

who wish to vacate the poor facility they currently use at St Mary’s church and do not wish to relocate 

outside of the village to the local school – but develop a full pre-school facility able to meet current and 

future aspirations of parents in a new heart to Buxted. 

 

During the NSLP plan process, land to the rear of Framfield Rd was put forward as a development 

option but was turned down by WDC at that time. If some of this land came forward in the LDF process 

then it may allow for opening up of the Ionides land to the adjacent village green and importantly allow 

for surveillance of this currently rather isolated recreation ground. However if this land was to come 

forward Buxted PC would wish to see it restrained in its use to provide small scale housing ideally for 
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older people with a location close to the Ionides site and the relocated doctors’ surgery, community hall 

with social, recreational and learning facilities, open green space and level walking distance to the 

station and village shop.  

 

A key focus throughout engagement in the LDF process (including the development and future 

extension of the land west of Church Road) has been to ensure sensible community led visioning and 

pursue the delivery of developer community contributions to provide much needed facilities to allow 

new residents to have access to good amenities and services and integrate with the existing community 

– to promote a sustainable village community with good social cohesion. Currently despite considerable 

development over the last 20-30 years, with the exception of a developer contribution from the 

Grampian site directly to the local parish for village centre improvements in Five Ash Down and a 

contribution to the community parish hall, no other development in the entire Parish has ever 

contributed to any locally indentified amenity or infrastructure needs for new developments within the 

Parish. All S106 contributions have gone to ESCC alone – indeed latterly to some as yet unvisioned road 

improvement scheme – without consideration even for the access or other needs of people in this 

Parish. This is an issue we understand other Parishes also face. The Parish Council will continue to urge 

WDC to adopt a mechanism by which local aspirations and needs from new developments can happen 

through a better scheme to secure community contributions, as has been successfully achieved at other 

Councils in the country. 

 

Further evidence to support focused and community led development in Buxted Village can be sought 

from development in the parish since the 1960’s which has focused on large, mainly back fill, ribbon 

developments of detached executive type homes, with no consideration of a sense of place or locality.  

This ad hoc development has been poor and has eroded the social cohesion of the village.  This has 

recently been evidenced within the Design and Access Statement produced by Rydon Ltd as part of 

planning application WD/2009/1466/MAJ land west of Church Road which specifically drew attention 

to existing village development which has been ‘sporadic and rather insensitive’.  Furthermore, even 

bungalow developments within the village of Buxted have since been converted and largely extended so 

they can no longer be classed as smaller let alone ‘affordable’ dwellings.  This opinion of previous 

development in the Parish is fully supported by the community who highlighted that the protection of 

the existing development boundary and the prevention of insensitive infill development should be main 

priorities within the Parish Plan. 
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Are there any other matters we should be addressing as part of the Wealden Core Strategy? 

 

Buxted Parish Council fully supports Forest Row Parish Council in its continued pursuit to improve the 

inequity of the current Section 106 policy and its inability to reflect the concerns of smaller parishes that 

would find it difficult to meet the minimum threshold of 15 units per development. 

 

It is hoped that WDC and ESCC can recognise, through the LDF process that this is the right time to 

consider an amendment to the existing Section 106 policy in order that local communities are able to 

benefit from all development which inevitably has an impact on the locality.   

 

As noted earlier, Buxted Parish Council has actively but thus far unsuccessfully been pursing Section 106 

contributions for the community as part of two large developments at both the Grampian site and land 

west of Church Road. Therefore it would seem that contributions directly for local communities 

receiving development are proving difficult to secure, even associated with large development sites. It is 

therefore vital that a policy is set within the LDF to ensure that community contributions can be sought 

for Parish and Town Councils to meet the future local needs arising from new housing. For the 

Sustainable Communities Act to operate, this has to become an imperative if localism is to be the ‘face 

of the future’ and communities are to participate, engage and communicate - to be involved in shaping 

their futures.      

 

Strategic Housing Land Allocation Assessment (SHLAA) 

 

Whilst considering all aspects of the Core Strategy and remaining mindful that this is the last formal 

consultation with the Parish Council, we therefore take this opportunity to make reference to the SHLAA 

consultation, the results of which are due to be published in September 2009. Recognising the 

Sustainable Communities Act, localism and the encouragement of communities to engage in this 

process and provide a response to this Core Strategy consultation with a strong evidence base, it is very 

much hoped that recognition is given to Buxted Parish who have actively and positively engaged in the 

entire process in order to provide sustainable development for the next 20 years. It would therefore be 

enormously disappointing if land owners and developers put forward land as part of the SHLAA process 

which the Parish has not had the benefit of considering. bƻǘǿƛǘƘǎǘŀƴŘƛƴƎ ²5/Ωǎ ƴŜŜŘ ǘƻ ōŜ able to 

deliver the required number of dwellings, that it would not involve the community or at least heed its 

reasoned evidence as we have provided in this document, would surely be against the principles of 

the Core Strategy making somewhat of a mockery of the current consultation process.    
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LDF Core Strategy - Spatial Development Options – Sustainability Appraisal 

 

It is noted that from a flooding perspective, Buxted is not recognised in the appraisal as being a flood 

risk (page 12 para 6.17) despite having suffered recurrent flooding from the River Uck and its tributaries 

as well as surface water run off particularly when it cascades down the hills in Buxted including down 

the A272 and A26. Are WDC unaware of the investment and three months of extensive recent work to 

the culverts at the bottom of Station Road (A272) in Buxted village, the effectiveness of which is yet to 

be proven? It was also noted that although flood mitigation measures for development in the Uckfield 

area is detailed, the Parish Council would reiterate again as they did at the Issues and Options stage, 

that to situate flood defences to the south of Buxted would mean at Buxted Park which is wholly 

unacceptable, as it is a grade 2 listed park and an SSSI site. Any flood defence work for Uckfield has to 

also accommodate the issues Buxted faces and should therefore be directed to the north of Buxted thus 

ameliorating potential problems through Buxted and Uckfield and associated knock on effects as far as 

Lewes. 

 

The Sustainability appraisal makes mention of the importance of protection of Ancient Woodland and 

its habitats. The Parish has various tracts of designated ancient woodland. As well as areas within the 

AONB, this includes the boundary with north Uckfield at Ringles Cross – any development here having 

an unacceptable pressure on the adjacent Views Wood and related ancient woodland tracts. There is a 

stretch of ancient gyhll woodland from Framfield Rd across to Nan Tucks and up Limes Lane – 

culminating in an area of woodland in Limes Lane that was TPO’d for protection. Development in the 

vicinity of any of these sites would be unsuitable from a sustainability perspective. The latter stretch of 

woodland is also inhabited and used by a large population of bats as a feeding territory and there are 

badger setts, slow worms and other sensitive species along this tract of land. Thus while it is 

understood this land is held by various developers as part of their land banks the release of any of this 

area to the south of Buxted would be detrimental to these important habitats let alone negatively 

impactful on the rural setting of the adjacent narrow lanes.   

 

When reviewing the sustainability appraisal, the Parish Council would question the logic supporting 

some of the appraisals in the District which appear to conflict with each other. Furthermore, it is noted 

that there is supposed to be a recognised flood risk in Maresfield. Given the higher land setting of 

Maresfield without a major local river or its tributaries we consider that the flood risk can therefore 

only be at Underhill – a site that lies within the conservation area of Maresfield village, with no 

infrastructure and almost impassable narrow lanes thus making it a very unsuitable and unsustainable 

area unlikely to ever be considered for development in any event. Including details such as this causes 

concern and a need to question the relevance of much of the content and validity of the appraisal.  
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We fully appreciate that sustainability appraisals are very complex to undertake which is why WDC 

commissioned an external agency to do this – but to not then seek any local perspective and input 

seems rather naïve which is reflected in some of the inaccuracies and inequities of the appraisal.  

 

What the sustainability appraisal does allow is a clear understanding of how inappropriate Option 6 is 

in comparison to others on sustainability grounds. To address the sustainable issues would likely render 

the concept of massive housing development providing a business case for reopening of the Uckfield 

Lewes line a nonsense – let alone that it is contrary to the SE plan and likely thus to call into question 

the evidence base for such an option providing the Core Strategy.  


