
PLUMPTON PARISH DRAFT NEIGHBOURHOOD PLAN RESPONSE FORM 

 

Thank you for taking the time to feedback on the draft Neighbourhood Plan. 

Some guidance notes to help you complete it in a way that will assist the Steering Group in finalising the document: 

 While the final referendum will only be open to registered voters, at this stage the Steering Group are keen to get the widest range of input. To achieve that, this form is 

available to all individuals (i.e. not simply one per household), regardless of age, but only one form per individual will be accepted. 

 Please note that anonymous forms cannot be considered and will therefore be ignored. 

 If you choose to feedback, then please complete Part A and Part B – while this exercise is primarily qualitative in that it seeks your views, it is also useful to take the 

opportunity to gauge the overall support for the draft plan. 

 Part C is optional, but must be completed if you have indicated in Part B that there are specific policies you do not support – the Steering Group need to know why a 

policy is not supported in order to consider any amendments to it. 

 It would assist the Steering Group in collating responses if you would use the electronic version of the form, available from the Neighbourhood Plan website 

(www.plumptonpc.co.uk/neighbourhood-plan/), and keep your comments constructive and as concise as possible. If you wish to make several comments on the 

electronic form, please insert additional rows in Part C as required. For paper forms, simply use as many copies as required. 

 The closing date for responses is 31 July 2017. Please return the form by one of the following methods: a) dropping into the box at Plumpton Post Office and Store, b) 

by email to np@plumptonpc.co.uk, c) or by post to the Parish Clerk: Anita Emery, Plumpton Parish Council, Elm Cottage, Church Street, Hartfield TN7 4AG 

 

PART A – Respondent details (must be completed)  

 

Name:  Tim Rodway (Rodway Planning Consultancy Limited) 

Postcode: 91 Victoria Road, Shoreham by Sea, West Sussex BN43 5WR 
 

Connection to Plumpton: Resident in Parish                                            NO 

 Business within Parish…………………………….. NO 
 

 Landowner of Land within Parish…………….. NO 

 Other (e.g. a planning consultant or similar representing any of the above) – Please specify below......... YES 

 Planning Consultant, acting for Fairfax Acquisitions Limited, who control land east of Nolands Farm (identified in Parish Council’s 
Site Assessment Report as ‘Site 9’) and Land behind the School (‘Site 10’). 

 
 
 
 

http://www.plumptonpc.co.uk/neighbourhood-plan/
mailto:np@plumptonpc.co.uk
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PART B – Summary of overall support  

 

Do you support the draft 
plan? (Please delete the 
answer that does not 
apply) 

No 

 On behalf of our clients, Fairfax Acquisitions Limited, we wish to register our objection to the Pre-Submission version of the Plumpton Parish 
Neighbourhood Plan (dated May 2017), for the reasons detailed below, and within the attached document. 

If you answered ‘Yes’ to the above, then the Steering Group will presume you support all the policies within the plan, but if that is not the case, then you can indicate so 
below. You are also free to add comments in Part C. 
 
If you answered ‘No’, then the Steering Group need to know which policies you do not support (and why)? Please make that clear below (on the electronic form, simply 
delete all the policies that you are happy with, to leave those you do not support. On the paper form, just indicate [e.g. by ticking, circling or similar] those policies that 
you do not support). Then complete section C to provide the reason why you do not support that policy. 

 
As currently drafted we do not include the following Neighbourhood Plan policies: 
 

 Policy 1: Spatial Plan for the Parish 
 

 Policy 7: New Housing 
 

 



PART C – General  

 

Comments on 
general sections of 
the documents 

Page and/or 
paragraph 
number 

Comment Suggested improvement 

 
 
 
 
 
 
 
 
 
 
 

Page 39, 
paragraph  

The draft Plan acknowledges that the Lewes District 
Core Strategy ‘Spatial Policy 1’ (entitled ‘Provision of 
Housing and Employment Land’) establishes that a 
minimum of 6,900 net additional dwellings will be 
provided across the district up to 2030, and JCS 
Spatial Policy 2 (‘Distribution of Housing’) breaks 
down this housing growth requirement between the 
settlements. It establishes that the planned level of 
growth for Plumpton Green will be a minimum of 50 
net additional units over the plan period up to 2030. 
This LDC policy states that an additional 200 net 
additional units will need to be allocated to 
settlements across the district in locations yet to be 
determined. It may involve some additional housing 
land allocations in Local Plan Part 2 beyond those 
identified in the Neighbourhood Plan, and this could 
include Plumpton Green. The draft NP acknowledges 
that an increased housing provision will assist with 
meeting this additional need. However, the NP only 
goes so far as allocating 68 dwellings (only 
marginally in excess of the 50 units [minimum] set 
out within Spatial Policy 2 of the Lewes Core 
Strategy. This is considered to be a missed 
opportunity. 
 
Plumpton Green is identified at Table 2 (‘Settlement 
Hierarchy’ of the Lewes Core Strategy, as being a 
‘Service Village’ which are described as “villages that 
have a basic level of services and facilities, public 
transport provision (possibly not frequent)and 
limited employment opportunities. Residents can 
have some of their day to day needs met in such 
locations, although higher order settlements need to 

We consider that supporting text to Spatial Policy 1 should be adapted in 
order to acknowledge the importance of Plumpton in terms of its position 
within the settlement hierarchy in Lewes District, and that its relatively 
unconstrained location coupled with its sustainability credentials make 
the settlement suitable for an increased number of dwellings, which will 
assist the Distirct in meeting its objectively assessed housing needs, and 
reduce the burden placed on other more constrained and/or less 
sustainable settlements. 
 
The supporting text and/or the Policy itself should indicate that the village 
can deliver a minimum of 100 dwellings throughout the plan period. This 
would provide the community with control over where development is to 
be located, given the clear acceptance that the District’s Local Plan Part 2 
will likely make further allocations at Plumpton Green. We contend that if 
it can be demonstrated now that the Parish have realised this future 
requirement and have accounted for it now, then it should be the case 
that the District would then look elsewhere to make further site 
allocations as part of the LP Part 2 process. By stating that a minimum of 
100 units can be delivered, and then making to proactive steps to add 
further allocations to account for this would put the Parish in a strong 
position as the next stage of the LP (site allocations) is progressed by the 
District. 
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be accessed to enable this to be fully achieved”. The 
table suggests a quantum of development for each 
settlement in the hierarchy, and in the case of 
‘Service Villages’ 30-100 units is suggested. 
 
We consider that Plumpton Green is suitable for 
around 100 units, at least. Evidently Plumpton Green 
is the only settlement in the parish that has a 
planning boundary, and indeed it is the most 
sustainable part of the Parish. Therefore the focus of 
new housing development should be in Plumpton 
Green. Contrary to the overview set out in the 
Settlement Hierarchy, we consider Plumpton Green 
to be a sustainable location, with excellent public 
transport opportunities, a wealth of local facilities 
and services (including a school, shops and 
community facilities) and local employment 
opportunities (for instance, the nearby racecourse). 
Importantly, it is also noted that in comparison with 
other settlements in Lewes District, Plumpton Green 
is relatively unconstrained. The village is outside of 
the South Downs and is not within the High Weald 
AONB. In addition the village lies outside of the 
Ashdown Forest SPA/SAC 7km buffer zone, whilst 
Newick (which is identified as a ‘Rural Service 
Centre’ [100 dwellings+] in the Hierarchy) is within 
this designation. We therefore argue that Plumpton 
Green must be considered suitable for an increased 
number of units, which will ease the pressure on 
other more rural and/or constrained parts of the 
District. 
 
 
 
 



Comments on 
specific policies in 
the draft plan 

Policy and/or 
page or 
paragraph 
number 

Comment Suggested improvement 

 
 
 
 
 
 
 
 
 
 
 

Spatial Policy 1 Draft Spatial Policy 1 states that development will be 
permitted provided the site in question is within the 
built-up area boundary and accords with other 
policies. The policy notes that “the planning 
boundary as referred to above will be extended to 
incorporate the sites allocated for residential 
development in Policy 7... New developments outside 
the planning boundary will not be supported.” 
 
We question whether this policy allows suitable 
flexibility to allow more housing to be provided over 
and above that which is proposed to be allocated. 
The Government have confirmed that policy 
documents and decision makers should seek to 
boost significantly the supply of housing. This policy, 
as worded, does not appear to allow this to occur 
and sites would only be acceptable in principle if 
they are located within the built-up area boundary 
(as amended). 

We suggest that the wording is amended so as to accept the principle of 
development provided it is located within or adjoining the built-up area 
boundary, and is sustainably located, and is in compliance with other 
policies contained in the Development Plan as a whole. 
 
Reference could also be made within the policy to provide an indication of 
the level of housing that is deemed suitable for the Parish within the Plan 
period – i.e. 100 units. 
 
 
 
 
 
 
 
 
 
 
 
 

 Spatial Policy 7 As drafted we do not have significant concerns with 
the wording of this fairly general main housing 
policy.  However, we note that ancillary to the main 
policy are a number of sub-policies (specifically 
policies 7.1 – 7.5 inclusive). These sub-policies detail 
each of the five housing allocations, which 
cumulatively provide for “up to” 68 new dwellings. 
Our site (‘Site 9’) is not included as an allocation, and 
therefore it is clear that our site has been omitted 
from the Plan. We understand that the principle 
reason appears to be that our site is assessed as 
being acceptable aside from the communities desire 
to have “small pockets” of 20 units. Consequently it 
is clear that development at land at Nolands Farm 

We contend that Site 9 – land east of Nolands Farm should be added to 
the Neighbourhood Plan as an additional site allocation for residential 
development. 
 
The number of units to be allocated should not be capped, but instead 
the language that could be used – such as “around” or “approximately” 
would allow greater flexibility and provide for making the best use of 
available land, which in turn will accord with the Government’s policy 
intention to “boost significantly the supply of housing”. 
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would comprise sustainable development, and if it 
were not for the communities aspiration to restrict 
development sites to not providing any more that 20 
units, then land at Nolands Farm (Site 9) would likely 
have been allocated. References have been 
previously made in respect of access arrangements 
(which have now been overcome), and that the 
proposals include the demolition of 2 non-listed 
houses so as to provide access – but we cannot 
understand why this alone would have counted 
against the positive assessment of the site. Our 
transport consultants have confirmed that the 
proposed site access arrangements are satisfactory 
from a highway safety perspective. 
 
We also note that the NP’s accompanying 
Sustainability Appraisal highlighted potential adverse 
landscape impacts due to its visibility of the site 
from the South Downs. However, our client’s 
landscape consultants have considered this issue in 
detail, and their summarised response is included 
within the attached letter. The consultants 
acknowledge that there will be “some long distance 
glimpsed views are available from South Downs 
National Park”, but they conclude by saying that in 
their professional opinion “with mitigation in place 
there will be no significant adverse impacts on the 
existing landscape baseline of the site with residual 
impacts on the visual baseline limited to one or two 
properties only and reducing in significance over 
time. The proposals are considered to be acceptable 
as a small scale residential development in this 
location”. 
 
Further the landscape impacts resultant from Site 9, 



would not be any different from the three sites that 
are to be allocated (sites numbered 6, 7 and 8), 
which are located to the north of Nolands Farm.  
Indeed, we consider our site to be more suitable 
than these adjacent sites, given our more central 
location, and that our development would provide a 
less piecemeal solution to providing new homes for 
Plumpton. It is noted that sites 7 and 8 combine to 
provide 40 units on two parcels of adjoining land 
that is located further away from the centre of the 
village and its facilities including the railway station 
than our site. Further this piecemeal approach, as 
suggested currently by the draft NP, would have a 
number of other drawbacks, which would not be 
resultant if our site was allocated: 

 These include multiple access points and 
more infrastructure to serve each site (so 
therefore there will be increased visual 
harm); 

 The physical extent of the land being 
developed will be greater; 

 There will be less infrastructure benefits and 
potentially a reduction in the amount of 
affordable housing that will be provided;  

 A proliferation of small, segregated cul-de-
sacs will be resultant which will not provide 
a cohesive form of development, which will 
not be encouraging of inclusive 
communities. 

 
 

 
OUR VILLAGE – OUR COMMUNITY.  

 Help shape its future. 
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Plumpton Parish Council 

FAO: Ms Anita Emery 

Elm Cottage 

Church Street 

Hartfield 

EAST SUSSEX 

TN7 4AG 

VIA EMAIL 

28
th

 July 2017 

 

Dear Sir/Madam, 

 

Response to the Public Consultation in respect of the Pre-Submission Draft Version 

of the Plumpton Parish Neighbourhood Plan, June 2017  

Representations made on behalf of Fairfax Acquisitions Limited 

 

The comments below should be read in conjunction with those contained in our 

accompanying ‘Consultation Response Form’. Our submissions relate to our client’s site 

‘Land east of Nolands Farm’, identified in Parish Council’s draft Neighbourhood Plan as 

‘Site 9’. For ease of reference, below is a red lined site plan that identifies the extent of 

the land in question: 
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This is a land parcel that my client’s have been actively promoting for some time. It is 

understood that the site measures approximately 2.47 hectares in area. It comprises two 

existing detached dwellings on Station Road – ‘Chestnut House’ and ‘Saxon Gate’, 

together with land south and east of Nolands Farm. The site encompasses an area of 

woodland which also contains a number of ponds. The site area adjoins the recent social 

housing development at Sun Close, which is accessed off North Barnes Lane.  

 

The site is not currently proposed to be allocated for residential development. The Parish 

Council’s Site Assessment report assesses the site as being largely suitable and 

achievable. It is also acknowledged that the site is available. With respect to acceptability 

the Parish have advised that the site is a green field site, and the access would mean the 

loss of two existing properties on Station Road. There are concerns about the access onto 

Station Road. Further the site is partially visible from the South Downs. However it is 

understood that the Parish Council’s principle concern with the site is that it would 

comprise a scheme of around 40 houses, and consequently the site does not meet the 

policy preference for small-scale pockets of development. 

 

The site is continuing to be promoted as being suitable for approximately 40 new 

residential dwellings, following the demolition of the two houses at the sites frontage, 

which are required to be removed in order to facilitate access. 

 

As part of our client’s ongoing site preparation work, a number of detailed and technical 

surveys and assessments have been carried out by specialist consultants. In this respect, 

and in order to confirm the site’s suitability, we can confirm as follows: 

 

 Landscape Considerations 

 

The applicant’s landscape consultants, Hyland Edgar Driver, have carried out an 

assessment of the landscape and visual impact of the proposed development. They have 

concluded that: 

 

“The findings acknowledge the following as a summary of the landscape and visual 

baseline and outcome of the assessment of the impact of the development on this 

baseline:  

 The site is located on the eastern edge of Plumpton Green village in East Sussex 

and is designated as Open Countryside in the Lewes District Local Plan. The South 

Downs National Park is located approximately 1km south of the site. The site falls 

within the Impact Risk Zone for Ditchling Common SSSI 3.0km north-west of the 

site.  All of these potential landscape receptors have been considered and 

mitigated for where necessary.   

 Whitehouse Farm, a Grade II listed building, sits to the north-west of the site. Its 

setting has been considered and conserved in the design of the scheme.  

 The site sits within 14 Western Low Weald Landscape Character Area and shares 

some but not all of the key characteristics typical of this Character Area which are 

to be conserved in the proposals.  
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 Within the site, the land is separated into distinct parcels by dense hedge and tree 

planting. The site comprises Grade 3 agricultural land, and an area of deciduous 

woodland with several ponds to the south east of the site. Two residential buildings 

to the far west of the site and miscellaneous farm structures within the site are to 

be removed within the proposals. All significant site features have been retained 

and enhanced in the proposals. 

 The site is well contained on account of the built form on its western boundary, 

vegetation on its northern, eastern and southern boundaries and hedgerows 

containing the wider field area to the north and east of the site.  

 Visual receptors are limited to a few overlooking properties, Plumpton Primary 

School, bridleway users along North Barnes Lane, motorists, cyclists and 

pedestrians using a small section of Station Road and isolated farm workers. Some 

long distance glimpsed views are available from South Downs National Park.  

 Of these receptors, only a few properties have been assessed as having close 

distance permanent views of the site. This has been mitigated for by locating the 

development further east and applying a robust planting strategy within and 

surrounding the site. Over time, there will be no significant adverse effects on the 

existing view from the majority of properties.  

 In the assessment of the landscape, the physical landscape and visual baseline of 

the site is considered to be of medium value, medium quality and medium 

sensitivity with a medium capacity for change.   

 The scheme has considered all of the above in the development of the proposals.  

Care has been taken to preserve the local character of the site by retaining and 

enhancing existing key features and vegetation patterns and allowing the existing 

conditions to dictate the form, siting and scale of the development. Biodiversity, 

wildlife corridors, habitat creation and SUDs have also been considered in the 

proposals as an integrated approach to conserving and enhancing the existing 

ecology, drainage and landscape of the site.  

 With mitigation in place there will be no significant adverse impacts on the existing 

landscape baseline of the site with residual impacts on the visual baseline limited 

to one or two properties only and reducing in significance over time. The proposals 

are considered to be acceptable as a small scale residential development in this 

location.” 

 

 Highways & Transport 

 

SK Transport have undertaken a detailed technical appraisal of the site from a traffic and 

transport perspective. They have confirmed that: 

 

“the development site is sustainably located, being located within an established village 

and with easy walking and cycling distances to a range of local facilities. The site is also 

located close to existing bus routes and a rail station, all within appropriate 
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walking distances from the site. These existing public transport facilities will 

give end occupiers of the proposed development travel choices, and in the case of 

rail allow end occupiers to make longer distance leisure and employment-related 

trips towards a range of local and more distant destinations, including central London. 

 

With respect to vehicular access the development will be serviced by a new priority 

junction is proposed onto Station Road. As part of the site appraisal it is confirmed that a 

junction arrangement that provides visibility splays that accord with the guidance in 

Manual for Streets can be delivered. The priority junction will also be capable 

accommodating all service and refuse vehicle traffic. The access design would meet 

adoptable standard requirements, with 2.4m x 43m visibility splays. 

 

An assessment has been made of existing traffic conditions (both in terms of vehicle 

speeds and traffic volume) on Station Road. The traffic surveys confirm that motorists 

average speed are in line with the 30mph speed limit, and at its busiest AM and PM peak 

periods the street accommodates between 212 and 197 two-way vehicle movements. 

Technical junction modelling confirms that a residential development on this site will have 

a minimal impact on the performance of Station Road and that the proposed new junction 

onto this route will operate well within accepted industry-standard thresholds. 

 

In summary the site is sustainably located, and traffic generated by the proposed 

development will have no material impact on the surrounding highway network. 

Accordingly the impact of the proposed development is shown not to be ‘severe’, the test 

taken from the National Planning Policy Framework. In traffic and transport terms the 

site is considered to be suitable for inclusion within the Neighbourhood Plan for 

residential development.” 

 

 Flood Risk & Drainage 

 

Our clients have commissioned Hilson Moran, a multi-discipline firm who specialise in 

technical, environmental matters. They have undertaken detailed desktop assessments 

and on-site survey work in order to appraise the site from a flood risk and drainage 

perspective. In summary they have concluded that:  

 

“The Lewes District Council (LDC) Strategic Flood Risk Assessment and the Environment 

Agency (EA) Flood Map indicate that the proposed development is wholly located in the 

EA’s Flood Zone 1, “Low Flood Probability” - i.e. the annual probability of flooding from 

riverine sources is less than 0.1 %.  The EA and LDC information demonstrate that the 

site does not lie within an area susceptible to groundwater flooding, that the site has low 

susceptibility to surface water flooding and there are no artificial sources of flooding (i.e. 

canals or reservoirs) which would affect the site, whilst the sewer records indicate that 

the risk of flooding of the site from sewers is considered negligible. 

 

The Sustainable Drainage System for the proposed redevelopment will be designed to 

accommodate all additional runoff from the site for rainfall events up to and including 
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the 1 in 100-year event inclusive of a 40% increase in rainfall due to climate change and 

infiltrate it to ground.  This will include a detention basin, a swale and subsurface storage 

to be incorporated within the bounds of the site.  As a consequence of the proposal, the 

rate of surface water runoff generated from the site will be maintained at the current 

greenfield rate and consequently, there will be no requirement for additional discharges 

to the surface water sewer system.   

 

In light of the above, the principle of the proposed redevelopment is deemed acceptable 

on flood risk grounds and will provide a positive contribution to the sustainable 

management of surface water runoff.” 

 

 Other Survey Work 

 

In addition, ecology/biodiversity work has also been undertaken on our client’s behalf, 

which has confirmed that with suitable mitigation, there are no protected species or other 

biodiversity issues that would preclude the site as being considered suitable for 

residential development. 

 

Further, Archaeology South East have been engaged to assess the site from an 

archaeology and heritage perspective, and their work has confirmed that the site is 

acceptable in these repsects. 

 

Arboricultural surveys have been undertaken, and it has been confirmed that the access 

arrangements and development of the site with 40+ new dwellings can be accommodated 

without impacting on the main landscape features that are within and adjoin the site. 

 

Utility searches that have been undertaken confirm that the site is unconstrained in terms 

of its ability to be served by appropriate utilities, such as foul sewerage, clean water, and 

energy sources. Further, our clients are committed to providing developments that are 

energy efficient, therefore reducing the reliance on ‘traditional’ forms of energy. 

 

Conclusions 

 

We put forward this site with the intention to provide high quality housing in an area with 

an identified need. We have made it clear in the above and attached representations that 

the site is eminently available, sustainably located and can provide much needed new 

residential units. 

 

The Parish Council’s proposed housing figures for the Plan period are considered to be 

insufficient to meet the needs of the local area, and the wider District requirements. 

Plumpton is a sustainable location in the context of Lewes District, and given that it is 

unaffected by wider issues, such as the Ashdown Forest SAC/SPA, we consider that it 

should be aiming to provide an increased housing figure during the Plan period. 
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The site my client has an interest in is unconstrained by a landscape or other planning 

designations of any type. A significant amount of work has already been undertaken, and 

the conclusions of which clearly identify that the site is suitable for development. Further, 

the site is available and achievable. 

 

Yours faithfully, 

 

 

 

Tim Rodway 

Director 

 

c.c. Fairfax Acquisitions Limited 


