
 

 
 
 

MID SUSSEX LOCAL PLAN 2014-2031 
SITE ALLOCATIONS DEVELOPMENT PLAN DOCUMENT 

EXAMINATION 
INSPECTOR’S MATTERS, ISSUES AND QUESTIONS (MIQS)  

 
HEARING STATEMENT FOR MATTER 3.2 (SUB-POINT I AND III) 

 
PREPARED ON BEHALF OF BURGESS HILL TOWN COUNCIL  
AND SOFLAG (SOUTH OF FOLDERS LANE ACTION GROUP) 

 
 
MATTER 3 - DOES THE PLAN DELIVER BOTH THE QUANTITATIVE AND QUALITATIVE ASPECTS OF 
HOUSING PROVISION IN THE DISTRICT PLAN TO MEET MID SUSSEX’S REQUIREMENTS OVER THE 
PLAN PERIOD IN ACCORDANCE WITH NATIONAL POLICY? 
 
3.2  Proposed Distribution of new homes: Does the proposed distribution of the additional new 

homes in the allocations in the Plan (as set out in table 2.5) to meet the Minimum Residual 
Housing Requirement, accord with the principles of sustainable development, particularly 
as set out in policies DP4 to DP6 of the District Plan, including taking account of 
considerations such as:  

 
(i) Enabling the most sustainable pattern of growth for Mid Sussex, based primarily 

on the three towns, including the majority of development to be directed towards 
the town of Burgess Hill, and having regard to be sensitive to key environmental 
considerations, such as the setting of the SDNP, the High Weald AONB, the 
Ashdown Forest 7km Zone of Influence, landform and visual impact, conservation 
of important conservation and heritage assets, wildlife conservation and 
constraints such as areas at risk to significant flooding;  
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(iii) Strictly controlling development in the open countryside. 
 
 

1. The proposed allocation of Site References SA12 and SA13 is not considered to 
accord with the principles of sustainable development and will result in an 
imbalanced and harmful distribution of residential development within the District, 
and furthermore, will create significant detrimental impacts upon the landscape 
character and setting of the SDNP, as well as upon assets of biodiversity and 
ecological value. 

Considering these matters in more detail, we stress these key points: 
 
 

Landscape / Impact on South Downs National Park (SDNP) 
 
2. In order to ensure a sustainable pattern of development, due consideration must be 

given to the need to minimise new development in the countryside and in particular, 
to ensuring that key environmental considerations, such as the setting of the SDNP, 
are given adequate weight in the decision-making process regarding the proposed site 
allocations. 
 

3. Sites SA12 and SA13 are both sited on the southern side of Folders Lane, beyond the 
existing southern extent of development within Burgess Hill.  Site SA12 lies adjacent 
to an ongoing development by ‘Jones Homes’ and is currently well-screened by 
existing tree and hedgerow belts, with a public right of way running along its western 
boundary.  The Site is located entirely within the countryside, and projects into 
undeveloped land to the south of Burgess Hill and intruding into the green buffer 
between the built form of Burgess Hill and the nearby South Down National Park, 
located just 200 metres to the south. 

 
4. This matter was considered in detail by the Council, when considering the earlier 

Application by Jones Homes on the adjoining land to the west, for a proposed 
development of 73 no. dwellings.  Whilst eventually successful at Appeal in 2017, 
(based on a balanced decision relating to the out-of-date nature of the Mid-Sussex 
Local Plan policies, and the lack of a 5-year housing land supply), the Council made a 
strong assessment of the impact of this proposal upon the surrounding countryside 
and setting of the SDNP as follows: 
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“The development would detract from the visual quality and essential characteristics 
of the area and the need for housing does not on its own outweigh the significant 
incursion into the countryside that would be made.” 
 
And 

 
“The concerns of the SDNP are shared by the Council’s Consultant Landscape Architect. 
It is recognised that there are wide views across the site from the public footpath to 
the eastern edge of the site and also likely to be views into the higher central parts of 
the site from the adjacent SDNP although there are no public viewpoints.  The infilling 
of this open pastoral landscape with a cul de sac development is considered to be out 
of character with the surrounding pastoral landscape.  The existing development along 
Folders Lane has a low impact on the wider countryside as it is discrete and set back 
behind long gardens.  The pastures between the gardens and the wider countryside 
provide a buffer to the SDNP landscape to the south.  To prevent the suburbanisation 
of the countryside in this location the Consultant has advised that this tree belt should 
be considered as the definitive edge to the suburban area and countryside and should 
not be breached.  If the development of the field were to be permitted there would be 
a precedent for similar fields which extend south from the gardens on Folders Lane. 
This would impact on the countryside gap between Ditchling and Burgess Hill and have 
an unacceptable impact on the SDNP.”  (Application Reference 14/04492 – MSDC 
Planning Officer Delegated Report) 

 
5. As previously stated, whilst the Inspector eventually concluded that the lack of 

adequate housing land supply was an overriding factor in the determination of the 
Appeal, we maintain that the assessment made by the Council of the land now 
neighbouring Site Reference SA12 remains entirely robust and should be given 
considerable weight in the Site Selection process. 
 

6. Indeed, these conclusions were echoed by the South Downs National Park Authority 
(SDNPA), in respect of a more recent Planning Application (Reference 19/0276), in 
respect of a proposal for 43 no. houses on Site Reference SA12.  The SDNPA submitted 
a strong objection to this proposal in 2019, for the following summarised reasons: 
 

• Harmful to the special qualities and landscape character of the setting of the 
South Downs National Plan; 

• Cumulative increase in traffic movements and the subsequent detrimental 
impact upon the peace and tranquillity of both the setting of and within the 
South Downs National Park; and 

• Significant effects on the dark skies of the National Park.  
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7. Similarly, the SDNPA raised similar objections to the proposed allocation of Site 
References SA12 and SA13 through both the Regulation 18 and 19 Consultation, which 
have been summarised below: 

• Highly sensitive Sites, with high ecological value and whose character is shared 
with land within the SDNP boundary; 

• The proposed allocations would erode the rural buffer between Burgess Hill 
and the SDNP, which will be harmful to the special qualities and landscape 
character of the setting of the SDNP; 

• The potential for increased traffic within and through the village of Ditchling, 
and other parts of the SDNP, and its associated impact upon tranquillity and 
the enjoyment of the NP. 

• In May 2016, the SDNP became an International Dark Sky Reserve.  Lighting 
associated with these proposed development Sites has the potential for 
significant negative impacts on the dark skies of the Reserve. 

  
8. Indeed, we would highlight the extremely high quality landscape value of the proposed 

Site Reference SA13, which is proposed to extend the built form of Burgess Hill in a 
southerly direction, and to the significant detriment of the landscape setting of the 
area.  This Site has a very open landscape context, which provides a critical interface 
between the edge of Burgess Hill and the South Downs National Park.  To introduce 
built development into this important visual gap is considered highly detrimental and 
entirely unnecessary in such a sensitive and high quality landscape setting. 
 

9. The topography of the Site, which drops significantly to the south, leading to a 
watercourse and tree belt within the central part of the Site, before rising again to the 
hills of the SDNP, provides an undulating, highly valued landscape.  When viewed from 
Folders Lane and the edge of the built-up part of Burgess Hill, the Site contributes to 
long-range views of the SDNP and incorporates both open, pristine elements of 
landscape, alongside areas of more intimate landscape quality. 

 
10. Site Reference SA13 is considered to comprise a unique landholding, both owing to its 

own intrinsic landscape quality and beauty, which offers incredible views of the 
surrounding NP, and also owing to its relationship with the NP, through its provision 
of a vital buffer between this designated natural asset and the built form of Burgess 
Hill. 

 



5 
 

11. This is reflected within the response received from the SDNPA in the Statement of 
Common Ground dated 7th August 2020, where they state (in respect of proposed Site 
Reference SA13): 

 
 

“With regard to SA13 in particular, this Site is part of a larger landscape, whose 
character experienced today survives from the medieval period.  This historic 
character is shared with parts of the South Downs National Park and this coherence 
in historic character suggests the site contributes positively to the setting of the 
South Downs National Park.” 
 

12. The Statement of Common Ground continues, stating: 
 

“…..based on the evidence currently available, the South Downs National Park 
Authority, with regard to SA13, has some remaining concern about whether the 
figure proposed (300 dwellings) can be accommodated in a way which is sensitive 
to the role of this area as part of the rural transition from Burgess Hill to the South 
Down National Park, which includes many characteristic elements of the Wealden 
landscape.”  

 
13. The importance of this transition between Burgess Hill and the SDNP is enshrined 

within the overarching strategy of the District Plan, which states: 

“Development within land that contributes to the setting of the South Downs 
National Park will only be permitted where it does not detract from, or cause 
detriment to, the visual and special qualities (including dark skies), tranquillity and 
essential characteristics of the National Park, and in particular should not 
adversely affect transitional open green spaces between the site and the 
boundary of the South Downs National Park, and the views, outlook and aspect, 
into and out of the National Park by virtue of its location, scale, form or design.” 
(P.65) 

 
14. The loss of this buffer and the incursion of built development into this area of such 

high landscape quality is, we suggest, unacceptable in principle, and cannot be 
mitigated through sensitive design, or structural landscaping.  As such, we contend 
that the proposed allocation of Sites SA12 and SA13 must be reconsidered, as the 
development of these Sites cannot occur without significant, long-lasting, detrimental 
impacts upon the landscape setting of the SDNP. 
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Impact on Biodiversity and Ecology 
 
15. Site References SA12 & SA13 form one of the last remaining parts of a historic field 

system, bounded by ancient hedgerows, between Burgess Hill and the villages to the 
south.  Untouched by modern farming methods, they have become an incredibly bio-
diverse area containing many important species that must be protected from future 
development. 
 

16. Policy DP38 (Biodiversity) of the District Plan clearly indicates a requirement to protect 
valued landscapes for their visual, historical and biodiversity qualities, whilst 
Paragraph 174 of the NPPF requires Local Plans to protect and enhance biodiversity 
and geodiversity, through (inter alia) the safeguarding of local wildlife-rick habitats and 
wider ecological networks, including the hierarchy of international, national and 
locally designated sites of importance for biodiversity. 

 
17. In considering the foregoing, the Sussex Biodiversity Records Centre has provided a 

full list of the protected species which have been identified within Site Reference SA13, 
which are offered protection either through international legislation or through UK 
law.  These species are set out within Appendix 1 for completeness. 

 
18. Given the recognised importance of Site References SA12 and SA13, from both a 

landscape and visual setting perspective, and with regard to their biodiversity offering, 
it remains our contention that the proposed residential development of these Sites 
will fundamentally conflict with the requirements of the NPPF and the main aims of 
the District Plan, which clearly place a high level of importance upon the protection of 
such valued, sensitive landscapes, and the need to protect assets of biodiversity and 
ecological value.  We do not consider that adequate mitigation could be offered to 
adequately compensate for such a wholesale loss of this vital part of the rural 
landscape. 

 
Coalescence between settlements 
 
19. The proposed allocation of Site References SA12 and SA13 will lead to a significant 

narrowing of the gap between the town of Burgess Hill and the neighbouring villages 
of Keymer and Hassocks to the south, thereby merging the individual nature and character 
of these distinct settlements and leading to both visual and physical coalescence. 
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20. When taking into account the Strategic Allocation to the north Hassocks, at the Clayton 
Mills Site, which lies to the west of Ockley Lane, which is envisaged to deliver ca. 500 
no. dwellings and a new primary school, coupled with the significant southerly 
incursion of the proposed allocation SA13, it is clear that the physical and visual gap 
between Burgess Hill and Keymer / Hassocks will be meaningfully eroded.   

 
21. Currently, this land performs an important function, in providing a physical gap and an 

opportunity for transition from the town of Burgess Hill to the village settings of 
Hassocks and Keymer.  To further ‘infill’ this gap, with additional built development at 
Site References SA12 and SA13 will detrimentally impact upon the character and 
setting of each settlement, with the separate identities of these towns and villages 
being lost, as the built development reaches ever closer. 

 
22. Strategic Policy DP13 of the District Plan specifically seeks to resist development which 

could lead to such coalescence, stating that “when travelling between settlements 
people should have a sense that they have left one before arriving at the next”, and 
further that development will only be permitted where “it does not result in the 
coalescence of settlements which harms the separate identity and amenity of 
settlements, and would not have an unacceptably urbanising effect on the area 
between settlements.” 

 
23. It is our strong contention that the loss of the rural edge to Burgess Hill, through the 

proposed residential allocation of Site References SA12 and SA13 for ca. 340 no. 
dwellings in combination, coupled with the development of the Strategic Allocation at 
Clayton Mills for ca. 500 no. dwellings, will harmfully and irretrievably impact upon the 
character and setting of the individual settlements, and create a detrimental 
urbanising effect on the small gap between Burgess Hill and Keymer / Hassocks. 
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APPENDIX 1 – LIST OF PROTECTED SPECIES FOUND WITHIN SITE REFERENCE SA13, IDENTIFIED 
BY SUSSEX BIODIVERSITY RECORDS CENTRE 
 
 

Species    Legal Protection 
 

Bats 
• Chiroptera   Hab Dir A2 NP, Hab Dir A4, Hab Reg Sch2,WCA Sch5 

s9.4b, s9.4c/s9.5a, NERC S41  
• Serotine   Hab Dir A4, Hab Reg Sch2, WCA Sch5 s9.4b,s9.4c/s9.5a 
• Myotis    Hab Dir A2 NP, Hab Dir A4, Hab Reg Sch2, WCA Sch5 

s9.4b/s9.4c/s9.5a, NERC S41 
• Noctule   Hab Dir A4, Hab Reg Sch2, WCA Sch5 s9.4b/s9.4c/s9.5a, 

NERC S41 
• Common Pipistrelle  Hab Dir A4, Hab Reg Sch2, WCA Sch5 s9.4b,s9.4c/s9.5a, 

NERC S41 
• Soprano Pipistrelle  Hab Dir A4, Hab Reg Sch2, WCA Sch5, s9.4b,s9.4c/s9.5a, 

NERC S41 
• Brown Long Eared  Hab Dir A4, Hab Reg Sch2, WCA Sch5 s9.4b, s9.4c/s9.5a, 

NERC S41 
 
Amphibians 

• Common Toads   WCA Sch5 s9.5a, NERC S41, UK BAP Priority  
• Palmate Newts   WCA Sch5 s9.5a 
• Smooth Newts   WCA Sch5 s9.5a 
• Common Frogs   WCA Sch5 s9.5a 
• Great Crested Newts  Hab Dir A2 NP, Hab Dir A4, Hab Reg Sch2, WCA Sch5 

s9.4b/s0.4c/s9.5a, NERC S41, UK BAP Priority 
 
Butterflies & Moths 

• Brown Hairstreaks  WCA Sch5 s9.5a, NERC S41, UK BAP 
Priority, RedList GB post2001 VU 

• Large Clothes   Sussex Rare 
 
Mammals 

• West European Hedgehogs NERC S41, UK BAP Priority UK, RedList GB post2001 VU 
• Hazel Dormice   Hab Dir A4, Hab Reg Sch2, WCA Sch5, 

s9.4b/s9.4c/s9.5a/, NERC s41 
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Reptiles 
• Slow Worms   WCA Sch5 s9.1/s9.1 kill, s9.5a, NERC s41 
• Grass Snakes   WCA Sch5 s9.1/s9.1 kill, s9.5a, NERC s41 
• Common Lizards  WCA Sch5 s9.1/s9.1 kill, s9.5a, NERC s41 

 
Birds 

• Little Egret   Birds Dir A1 
• Bittern    Birds Dir A1, WCA Sch1 Pt1, NERC S41 
• Honey-Buzzard   Birds Dir A1, WCA Sch1 Pt1 
• Red Kite   Birds Dir A1, WCA Sch1 Pt1 
• Osprey    Birds Dir A1, WCA Sch1 Pt1 
• Merlin Falcon   Birds Dir A1, WCA Sch1 Pt1 
• Peregrine Falcon  Birds Dir A1, WCA Sch1 Pt1 
• Lapwing   NERC S41 
• Green Sandpiper  WCA Sch1 Pt1 
• Herring Gull   NERC S41 
• Turtle Dove   NERC S41 
• Cuckoo    NERC s41 
• Barn Owl   WCA Sch1 Pt1 
• Kingfisher   Birds Dir A1, WCA Sch1 Pt1 
• Lesser Spotted Woodpecker NERC S41 
• Grasshopper Warbler  NERC S41 
• Skylark    NERC S41 
• Dunnock   NERC S41 
• Black Redstart   WCA Sch1 Pt 
• Ring Ouzel   NERC S41 
• Fieldfare   WCA Sch1 Pt 
• Song Thrush   NERC S41 
• Redwing   WCA Sch1 Pt 
• Willow Tit   NERC S41 
• Marsh Tit   NERC S41 
• Starling    NERC S41 
• House Sparrow   NERC S41 
• Tree Sparrow   NERC S41 
• Lesser Redpoll   NERC S41 
• Linnet    NERC S41 
• Common Crossbill  WCA Sch1 Pt 
• Bullfinch   NERC S41 
• Hawfinch   NERC S41 
• Yellowhammer   NERC S41 
• Reed Bunting   NERC S41 
• Corn Bunting   NERC S41  



10 
 

In addition to the above listed birds that are internationally or nationally protected there are 
many other species, known to inhabit the site that are designated with a “notable status” 
including “Bird Red”, “Bird Amber”, “Notable Bird” and/or UK BAP Priority. These include: 

 
• Mute Swan 
• Greylag Goose 
• Mallard 
• Pintail 
• Tufted Duck 
• Little Grebe 
• Tawny Owl 
• Swift 
• Green Woodpecker 
• Willow Warbler 
• Swallow 
• House Martin 
• Meadow Pipit 
• Grey Wagtail  

• Kestrel 
• Common Sandpiper 
• Snipe 
• Woodcock 
• Turnstone 
• Common Gull 
• Lesser Black-backed Gull 
• Black Headed Gull 
• Stock Dove 
• Nightingale 
• Redstart 
• Mistle Thrush 
• Whitethroat  

 

Finally, even though they are not technically classed as protected, there are several other 
species of birds that have been recently recorded by the Sussex Biodiversity Records Centre as 
being found on the site and these include: 

• Black-cheeked lovebird 
• Canada Goose 
• Goosander 
• Mandarin Duck 
• Grey Heron 
• Pheasant 
• Collared Dove 
• Little Owl 
• Great Spotted Woodpecker 
• Sedge Warbler 
• Reed Warbler 
• White/Pied Wagtail 
• Pied Wagtail 
• Waxwing 
• Sparrowhawk 
• Buzzard 
• Moorhen 
• Water Rail 
• Coot 
• Feral Pigeon 
• Wood Pigeon 

• Robin 
• Stonechat 
• Blackbird 
• Blackcap 
• Garden Warbler 
• Lesser Whitethroat 
• Goldcrest 
• Long-tailed Tit 
• Blue Tit 
• Great Tit 
• Coal Tit 
• Nuthatch  
• Tree Creeper 
• Jay 
• Magpie 
• Jackdaw 
• Rook 
• Carrion Crow 
• Greenfinch 
• Siskin 
• Chaffinch 
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• Wren • Goldfinch   

 
 
The Sussex Biodiversity Records Centre has also confirmed that the following list of plants that 
are all on the International Union for the Conservation of Nature Red List have been found in 
the field system making up Site Reference SA13. 
 

• Quaking Grass 
• Box 
• Bell Heather 
• Dwarf Sponge 
• Wild Strawberry 
• Dyer’s Greenweed  

• Marsh Pennywort 
• Lesser Spearwort 
• Creeping Willow 
• Devil’s-bit Scabious 
• Strawberry Clover  

 
 
 
 
 
 
 
 
  



 

 


