Steve Ashdown

From: SM-NE-Consultations (NE) <consultations@naturalengland.org.uk>

Sent: 18 December 2023 10:23

To: Steve Ashdown

Subject: NE response for consultation DM/23/2866 at Land East Of Ansty Way Cuckfield
Bypass Cuckfield West Sussex

Attachments: ufm25_DP39_-_EIA_30_Day_Consultation.pdf; Annex A to standard letters - Oct 23
PDF.pdf

You don't often get email from consultations@naturalengland.org.uk. Learn why this is important

Our ref: 459348
Your ref: DM/23/2866

Dear Mr Stephen Ashdown

Planning consultation: Outline planning application (All matters reserved except for access) for the redevelopment
of land to the east of Ansty to create a new Garden Community, comprising of the erection of up to 1,450 homes
(including 30% affordable housing), up to 90 residential care units (C2 class), a primary school, a SEND school, health
hub, sports facilities including all weather hockey pitches and tennis centre, allotments, retail, community and
employment uses together with ancillary and associated development including new and enhanced pedestrian/cycle
routes, open spaces, and landscaping

Location: Land East Of Ansty Way Cuckfield Bypass Cuckfield West Sussex

Thank you for your consultation on the above dated 24" November 2023.
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural environment
is conserved, enhanced, and managed for the benefit of present and future generations, thereby contributing to

sustainable development.

Further information on when to consult Natural England on planning proposals is here- Planning and transport
authorities: get environmental advice on planning - GOV.UK (www.gov.uk)

Natural England is not able to provide specific advice on this application and therefore has no comment to make on its
details. Although we have not been able to assess the potential impacts of this proposal on statutory nature conservation
sites or protected landscapes, we offer the further advice and references to Standing Advice.

Natural England advises Local Planning Authorities to use the following tools to assess the impacts of the proposal
on the natural environment:

Impact Risk Zones:

Natural England has provided Local Planning Authorities (LPAs) with Impact Risk Zones (IRZs) which can be used to
determine whether the proposal impacts statutory nature conservation sites. Natural England recommends that the
LPA uses these IRZs to assess potential impacts. If proposals do not trigger an Impact Risk Zone then Natural England
will provide an auto-response email.

Standing Advice:
Natural England has published Standing Advice. Links to standing advice are in Annex A

If after using these tools, you consider there are significant risks to statutory nature conservation sites or protected
landscapes, please set out the specific areas on which you require Natural England’s advice.



Further information on LPA duties relating to protected sites and areas is here- Protected sites and areas: how to
review planning applications - GOV.UK (www.gov.uk)

Further guidance is also set out in Planning Practice Guidance on the natural environment Natural environment -
GOV.UK (www.gov.uk) and on Habitats Regulations Assessment Appropriate assessment - GOV.UK (www.gov.uk)

Non detailed advice from Natural England does not imply that there are no impacts on the natural environment. It is
for the local planning authority to determine whether or not the proposal is consistent with national and local
environmental policies. Other bodies and individuals may provide information and advice on the environmental
value of this site and the impacts of the proposal on the natural environment to assist the decision making process.

Landscape advice:

Protected Landscape - High Weald AONB

The proposed development is for a site within or close to a nationally designated landscape namely High Weald
AONB. Natural England advises that the planning authority uses national and local policies, together with local
landscape expertise and information to determine the proposal. The policy and statutory framework to guide your
decision and the role of local advice are explained below.

Your decision should be guided by paragraph 176 and 177 of the National Planning Policy Framework which gives
the highest status of protection for the ‘landscape and scenic beauty’ of AONBs and National Parks. For major
development proposals paragraph 177 sets out criteria to determine whether the development should exceptionally
be permitted within the designated landscape.

Alongside national policy you should also apply landscape policies set out in your development plan, or appropriate
saved policies.

We also advise that you consult the relevant AONB Partnership or Conservation Board. Their knowledge of the site
and its wider landscape setting, together with the aims and objectives of the AONB’s statutory management plan,
will be a valuable contribution to the planning decision. Where available, a local Landscape Character Assessment
can also be a helpful guide to the landscape’s sensitivity to this type of development and its capacity to
accommodate the proposed development.

The statutory purpose of the AONB is to conserve and enhance the area’s natural beauty. You should assess the
application carefully as to whether the proposed development would have a significant impact on or harm that
statutory purpose. Relevant to this is the duty on public bodies to ‘have regard’ for that statutory purpose in
carrying out their functions (S85 of the Countryside and Rights of Way Act, 2000). The Planning Practice Guidance
confirms that this duty also applies to proposals-outside the designated area but impacting on its natural beauty.

Should the proposal change, please consult us again.

Yours sincerely

Chloe Lancaster

Operations Delivery
Consultations Team

Natural England

County Hall, Spetchley Road
Worcester, WR5 2NP

Tel 0300 060 3900

mail to; consultations@naturalengland.org.uk

www.gov.uk/natural-england




Thriving Nature

for people and planet

Natural England offers two chargeable services - the Discretionary Advice Service, which provides
pre-application and post-consent advice on planning/licensing proposals to developers and
consultants, and the Pre-submission Screening Service for European Protected Species mitigation
licence applications. These services help applicants take appropriate account of environmental
considerations at an early stage of project development, reduce uncertainty, the risk of delay and
added cost at a later stage, whilst securing good results for the natural environment.

For further information on the Discretionary Advice Service see here
For further information on the Pre-submission Screening Service see here

From: mpc@midsussex.gov.uk <mpc@midsussex.gov.uk>

Sent: 24 November 2023 16:05

To: SM-NE-Consultations (NE) <consultations@naturalengland.org.uk>; planningsystemssupport@midsussex.gov.uk
Subject: Planning application consultation - DM/23/2866 - Land East Of Ansty Way Cuckfield Bypass Cuckfield West
Sussex

Warning: The sender of this message could not be validated. Please use caution when opening any message content
such as attachments or links

Warning: The sender of this message could not be validated. Please use caution when opening any message content
such as attachments or links

Please find attached a consultation letter from Mid Sussex District Council. Ref: DM/23/2866. This is sent from an
unmonitored address. Please do not respond to this email address.

Regards

Service Support Team, Mid Sussex District Council, Oaklands, Oaklands Road, Haywards Heath, West Sussex, RH16
1SS

This message has been sent using TLS 1.2 This email and any attachments is intended for the named recipient only.
If you have received it in error you have no authority to use, disclose, store or copy any of its contents and you
should destroy it and inform the sender. Whilst this email and associated attachments will have been checked for
known viruses whilst within the Natural England systems, we can accept no responsibility once it has left our
systems. Communications on Natural England systems may be monitored and/or recorded to secure the effective
operation of the system and for other lawful purposes.



