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Figure 1  Extract of 1841 Uckfield Tithe (Appendix 3), annotated. Coloured lands part of 
the Rocks Estate: demense lands shown in yellow, Downlands Farm in blue 
(Downlands House in separate ownership, darker blue), Coombe Bank in green, 
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Figure 2  Extract of Second Edition 1:25,000 (25-inch) OS map, revised 1898, published in 
1899 (Appendix 7), annotated with new footpath shown in green. 

Figure 3  Extracts of First Edition (top) and Second Edition (bottom) 25-inch OS Maps 
(Appendix 7), annotated, showing the changes to Downlands Farm between 
1873 and 1898. 

Figure 4  Google Streetview from March 2011. 
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1 EXECUTIVE SUMMARY 

1.1 I have identified six heritage assets, including three grade II listed buildings and two 

non-designated heritage assets. The listed buildings include Buckswood Grange, a 

19th century country house; Oast Cottage, a former farmhouse at Downlands Farm; 

and Swallow Barn which is a 16th century barn at Downlands Farm. The non-

designated heritage assets comprise a converted oast and barn known as Partridges, 

also at Downlands Farm; the former butler’s cottage known as Chicory Cottage; and a 

designed picturesque landscape associated with Buckswood Grange. 

1.2 In respect of the designated heritage assets, I have found all three to exhibit 

architectural and historic interests commensurate with their grade II listed status. I 

have also identified associational and group values with other nearby listed and un-

listed buildings which formed part of the former Rocks Estate, centered on Buckswood 

Grange.  

1.3 In respect of the non-designated heritage assets, I have identified their individual 

significances, including any contributions made by their settings. The designed 

landscape at Lake Wood exhibits historic, evidential, artistic/aesthetic and communal 

values which equate to its heritage interest and justify consideration of it as a non-

designated heritage asset. It has a moderate to high degree of significance, albeit non-

designated.  The converted oast house and barn at Partridges exhibit architectural and 

historic values, and share a relationship with the other elements of Downlands Farm, 

which equates to a low level of significance as a non-designated heritage asset. 

Chicory Cottage has historical and social values which equate to a low level of 

significance as a non-designated heritage asset.  

1.4 Following the methodology set out in Historic England’s Good Practice Advice 3 on 

The Setting of Heritage Assets, I have shown that all of the assets derive some 

significance from their surroundings, via their settings, including from the land within 

the Appeal Site.  

1.5 I have found that there would be harm to the significance of each of the six heritage 

assets through a combination of physical and experiential impacts associated with the 

proposed development within the Appeal Site. In the case of Chicory Cottage, the 

harm would be direct and result in total loss of significance of the non-designated 

heritage asset.  
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1.6 For the other assets, the harm to significance would arise from development within 

portions of their settings which afford appreciation of and contribute to their 

significance. This would arise from both direct visual impacts and experiential impacts 

associated with the loss of tranquility and rural qualities of their settings. For these, the 

harm would equate to: 

• Buckswood Grange – a moderate level of less than substantial harm to the 

significance of the grade II listed building  

• Lake Wood – a moderate level of harm to a non-designated heritage asset of 

moderate to high significance  

• Oast Cottage – a low level of less than substantial harm to the significance of 

a grade II listed building  

• Partridges – a low level of harm to the significance of the non-designated 

heritage asset of low to moderate significance 

• Swallow Barn – a moderate level of less than substantial harm to the 

significance of a grade II listed building 

1.7 Throughout, I have demonstrated how a more thorough understanding of the setting 

and significance of the identified heritage assets could have led to a more favourable 

scheme which avoids or minimises harm to their special interest and heritage values, 

and takes available opportunities to enhance or better reveal significance.  
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2 Introduction 

2.1 My name is Heather Hall. I hold a Bachelor’s Degree in Architecture (BArch) and a 

MSc in Historic Building Conservation (with distinction) from Portsmouth University.  

2.2 I have been employed by Wealden District Council as the Heritage Officer in the 

Planning and Environmental Services team since March 2022. I have over 10 years of 

experience in both the public and private heritage sectors. 

2.3 I have been a member of the Institute of Historic Building Conservation (IHBC) since 

2011 and achieved full member status in 2022.  

2.4 The evidence which I have prepared and provided within this proof is true and 

accurate. I can confirm that the opinions expressed are my true and professional 

opinions.  

2.5 My evidence relates to an appeal by Gleeson Land and John Alison Land & Research 

Ltd against Wealden District Council for refusal of the hybrid planning application on 

Land at Land at Downlands Farm, Uckfield, TN22 3PU comprising:  

Outline application (with all matters reserved except for access) for the erection of 

up to 424 no. residential dwellings including affordable housing, the provision of 

vehicular, pedestrian and cycle access and separate emergency access from the 

Uckfield bypass (A22), pedestrian and cycle access from Snatts Road, open spaces 

including children's play space, sustainable urban drainage systems, associated 

landscaping, infrastructure and earthworks; and  

Full application for the creation of a strategic SANG, associated landscaping and 

car parking, and demolition of existing residential property and other buildings and 

provision of pedestrian and cycle access from Rocks Road, associated landscaping, 

infrastructure and earthworks. 

2.6 In assessing the application for planning application WD/2022/1637/MEA in respect of 

heritage considerations, I undertook a site visit on the 1 September 2022 and provided 

a formal consultation response on the 13 September 2022. This was followed up by an 

email sent to the case officer on 2 December 2022, responding to queries from the 

heritage consultant, which was then provided to the applicant on the 5 December 

2022. Following the submission of additional information, I provided a final comment 

by email to the case officer on 13 February 2023. These responses are included at 

CD11/10, CD11/11 and CD11/12 and record the detailed reasoning supporting the 
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council’s position as the proposals developed. I made a further site visit to Lake Wood 

in June 2023 and the development site and its surroundings in August 2023.  

2.7 The application was refused (CD5/1) on 21 April 2023 with reason for refusal number 

3 (RfR3) relating to heritage impact. 

2.8 My evidence deals with heritage considerations and RfR3. In summary:  

• I set out the significance of the heritage assets; 

• I explain the impacts on the significance of heritage assets – designated and 

non-designated, alone and in combination; and  

• I reiterate that the proposals fall foul of a number of Policies, both national and 

local and explain why this is so.  
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3 Structure of the Evidence 

3.1 The Council has provided Reasons for Refusal as part of the decision notice dated 21 

April 2023 (CD5/1). Reason 3 relates to heritage matters and are addressed by me. 

3.2 Reason 3 states: 

The Council has a duty to have special regard to the desirability of preserving a listed 

building or its setting or any features of special architectural or historic interest which 

it possesses (Section 66(1) of the Planning (Listed Building and Conservation Areas) 

Act 1990) (hereafter referred to as The Act). There are three listed buildings 

immediately surrounding the site, including Oast Cottage (NHLE 1028090) and 

Swallows Barn (NHLE 1262256) at Downlands Farm and the grade II* listed 

Buckwood Grange (NHLE 1194277).  

It is commonly agreed that Spring Cottage and Patridges Oast are considered to be 

nondesignated heritage assets. The application also identifies an unlisted historic 

building - Chicory Cottage - which has the potential to be considered a non-

designated heritage asset (if not curtilage listed) by virtue of its historic association to 

Buckwood Grange. There are further unlisted historic buildings at Downlands Farm 

Cottages (historically known as Bridge Farm) which also have the potential to be 

considered non-designated heritage assets. 

Section 72(1) of The Act relates to planning and conservation areas and requires that 

Local Planning Authorities pay special attention to the desirability of preserving or 

enhancing the character or appearance of that area. In this instance, the proposed 

access for the application site lies in the vicinity of the designated Maresfield 

Conservation Area. The Draft Conservation Area Appraisal for Maresfield has been 

published on the Council’s website, and provides the most up to-date considerations 

of the character of the conservation area as designated in March 2017. 

It should be noted that the Courts have held that ‘preserve’ means an absence of 

harm. The NPPF points out that harm can be either ‘substantial’ or ‘less than 

substantial’ and where harm occurs, it should be given considerable weight as a 

material consideration in the assessment of planning applications and as part of the 

balance exercise and in ascertaining if any public benefits would outweigh that harm. 

This national policy intent is addressed by ‘saved’ Local Plan Policies EN1 and 

EN27; Core Strategy Policy SP02; as well as Chapter 12 of the Wealden Design 

Guide. 
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The scheme in its totality would cause less than substantial harm to the significance 

of heritage assets through the proposed development within their setting. At present, 

in the absence of any mitigation evidenced in the indicative proposals, this is 

regarded to be the higher end of less than substantial harm. Though it was set out 

that this harm might be reduced through more thorough and considered 

understanding of significance and amendments to the design, none has been 

forthcoming. 

In summary, the National Planning Policy Framework recognises that heritage assets 

are an irreplaceable resource that should be conserved in a manner appropriate to 

their significance. Great weight should be given to the conservation of designated 

heritage assets, including any harm or loss of significance through development 

within their setting. The National Planning Policy Framework also places great 

importance on development being of good design and responding to local character 

to ensure the integration of new development into the existing environment. Where 

harm is considered to be less than substantial, this harm should be weighed against 

the public benefits of the proposal, including securing its optimum viable use. It is not 

considered that any heritage benefits would arise from the present scheme, nor that 

planning conditions could be capable of sufficiently mitigating that harm. 

The wider public benefits matters could include the delivery of housing on a site that 

is ready and available. However, the delivery of that housing presents other 

challenges in regard to Ancient Woodland, access and connectivity. If the only 

benefits of the scheme are laced and intertwined with those harms, then the less 

than substantial harm is not outweighed. Therefore, the scheme would not satisfy the 

aims of the National Planning Policy Framework as regards the conservation of 

heritage assets, nor would it ‘preserve’ the significance of the listed buildings, 

including one grade II* listed building and two grade II listed buildings. 

3.3 Following this section 2, my proof of evidence is structured as follows: 

3  Planning Policy and Guidance 

4 Identification of Heritage Assets and Significance 

5 Appellant’s Application Documents and response 

6 Impacts on Heritage 

7 Summary and Conclusions  
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4 Planning Policy and Guidance 

The Planning (Listed Buildings and Conservation Areas) Act 1990 

4.1 The Planning (Listed Buildings and Conservation Areas) Act 1990 (hereafter referred 

to as The Act; CD6/18) contains the primary legislation relating to the determination of 

planning applications relating to the historic environment. Section 66(1) sets out the 

Council’s duty to have special regard to the desirability of preserving a listed building 

or its setting or any features of special architectural or historic interest which it 

possesses.  

National Planning Policy Framework 2023 

4.2 The requirements of The Act are reinforced by the National Planning Policy 

Framework 2023 (hereafter NPPF; CD6/16). At Chapter 16, the NPPF sets the 

national agenda for ‘Conserving and enhancing the historic environment’. This, in 

particular, requires the significance of any heritage asset that may be affected by a 

proposal to be described, including any contribution made by its setting (Paragraph 

194), and for this to inform future change in order to avoid or minimise conflict between 

the heritage asset’s conservation and any aspect of the proposal (Paragraph 195).  

4.3 Paragraph 189 of the NPPF states that planning should conserve heritage assets in a 

manner appropriate to their significance so that they can be enjoyed for their 

contribution to the quality of life of this and future generations. Paragraph 197 sets out 

the Council’s duty in determining applications to take account of the desirability of 

sustaining and enhancing the significance of heritage assets and the desirability of 

new development making a positive contribution to local character and distinctiveness.   

4.4 Paragraph 199 affords ‘great weight’ to the conservation of designated heritage assets 

through an understanding of the impact of a proposed development on their 

significance, irrespective of whether any potential harm amounts to substantial harm, 

total loss or less than substantial harm to its significance. At Paragraph 206, the NPPF 

sets out that proposals that preserve those elements of setting which make a positive 

contribution to the asset (or which better reveal its significance) should be treated 

favourably.  

4.5 Paragraph 200 of the NPPF states that significance of a designated heritage asset can 

be harmed or lost through alteration or destruction of the heritage asset or through 

development within its setting; and requires any harm to, or loss of, the significance of 

a designated heritage asset to have ‘clear and convincing’ justification. Where a 

development proposal will lead to less than substantial harm to the significance of a 
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designated heritage asset, the decision maker should weigh the harm against the 

public benefits of the proposal (Paragraph 202).  

4.6 In terms of non-designated heritage assets, the effect of an application on significance 

should be taken into account, with a balanced judgement required having regard to the 

scale of any harm or loss and the significance of the asset (Paragraph 203).  

4.7 The NPPF also requires Local Planning Authorities at Paragraph 204 to ensure that 

new development will proceed following any loss of whole or part of a heritage asset. 

At Paragraph 206, Local Planning Authorities should to look for opportunities for new 

development within the setting of heritage assets to enhance and better reveal their 

significance.   

4.8 Chapter 12 of the NPPF sets the national agenda for ‘Achieving well-designed places’. 

At Paragraph 130, it recognises that well-designed places result from developments 

that are sympathetic to local character and history, including the surrounding built 

environment and landscape setting; and establish or maintain a strong sense of place. 

4.9 The Glossary to the NPPF (Annexe 2) provides the following definitions: 

Heritage asset: A building, monument, site, place, area or landscape identified as having a 

degree of significance meriting consideration in planning decisions, because of its heritage 

interest. Heritage asset includes designated heritage assets and assets identified by the local 

planning authority (including local listing). 

Historic environment: All aspects of the environment resulting from the interaction between 

people and places through time, including all surviving physical remains of past human 

activity, whether visible, buried or submerged, and landscaped and planted or managed flora. 

Setting of a heritage asset: The surroundings in which a heritage asset is experienced. Its 

extent is not fixed and may change as the asset and its surroundings evolve. Elements of 

setting may make a positive or negative contribution to the significance of an asset, may 

affect the ability to appreciate that significance or may be neutral. 

Significance (for heritage policy): The value of a heritage asset to this and future 

generations because of its heritage interest. That interest may be archaeological, 

architectural, artistic or historic. Significance derives not only from a heritage asset’s physical 

presence, but also from its setting. 
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Local Planning Policy  

4.10 The Wealden District Core Strategy Local Plan (CD6/4) comprises a long-term spatial 

vision and strategic objectives for the Wealden District area for the period 2013 to 

2027. Policy SPO2 sets out that the Council will ensure the protection of the intrinsic 

quality of the historic environment. SPO13 commits to promote local distinctiveness 

through good design in all new development.  

4.11 Saved policies EN1 and EN27 of the Wealden Local Plan (CD6/2) address the 

intention of national policy to achieve sustainable development. EN1 sets out that the 

Council will pursue sustainable development in considering the location, layout and 

design of development; while EN27 sets out that proposals for development will be 

treated favourably where they are of a high standard, respect existing character and 

promote local distinctiveness.  

National Level Guidance 

4.12 The July 2019 revisions to the Planning Practice Guidance (CD11/3) provides advice 

on enhancing and conserving the historic environment in line with national policy in the 

NPPF. It sets out that part of the public value of heritage assets is the contribution that 

they can make to understanding and interpreting our past, and how the NPPF provides 

a clear framework to ensure that heritage assets are conserved, and where 

appropriate enhanced, in a manner that is consistent with their significance and 

thereby achieving sustainable development (Paragraph: 002 Reference ID: 18a-002-

20190723).  

4.13 Supporting Paragraphs 194 and 195 of the NPPF, the PPG sets out that being able to 

properly assess the nature, extent and importance of the significance of a heritage 

asset, and the contribution of its setting, is very important to understanding the 

potential impact and acceptability of development proposals (Paragraph: 007 

Reference ID: 18a-007-20190723). Analysis of relevant information to generate a clear 

understanding of the affected asset, and understanding its significance and setting can 

help to inform the development of proposals which avoid or minimise harm 

(Paragraph: 008 Reference ID: 18a-008-20190723). Applicants are expected to 

include analysis of the significance of any heritage asset and its setting and set out, 

proportionately, how this has informed the development of proposals (Paragraph: 009 

Reference ID: 18a-009-20190723). Further advice is given in Historic England’s 

Advice Note 12 on Analysing Significance in Heritage Assets (CD11/14).  
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4.14 When taking account of setting in decision making, local planning authorities may 

need to consider the implications of cumulative change and consider the fact that 

developments which materially detract from an asset’s significance may threaten its 

ongoing conservation (Paragraph: 013 Reference ID: 18a-013-20190723). Advice on 

assessing the Setting of Heritage Assets given in Historic England’s Good Practice 

Advice in Planning: 3 (CD11/2). 

4.15 The PPG makes clear that what matters in assessing whether the proposal might 

cause harm is the impact on the significance of the heritage asset, derived not only 

from its physical presence but also from its setting. Change need not be harmful, it 

may have no impact or may enhance significance. The category and extent of harm 

may vary and should be clearly articulated (Paragraph: 018 Reference ID: 18a-018-

20190723).  

4.16 In terms of non-designated heritage assets, only a minority of buildings will have 

enough heritage significance to merit identification as such (Paragraph: 039 Reference 

ID: 18a-039-20190723). There are a number of processes through which non-

designated heritage assets may be identified, including as part of the decision-making 

process on planning applications, and it is important that the decisions to identify them 

are based on sound evidence (Paragraph: 040 Reference ID: 18a-040-20190723).   

HE Guidance 

4.17 Historic England Advice Note 12 (HEAN12) on Statements of Heritage Significance 

covers the requirement for applicants to describe heritage significance, and sets out a 

staged approach to decision-making in which assessing significance preceded 

designing the proposals. At Paragraph 5 it sets out how the understanding of 

significance must stem from the interest(s) of the heritage asset, whether 

archaeological, architectural, artistic or historic, or a combination of these; and that this 

understanding must describe significance following appropriate analysis, no matter 

what the level of significance or the scope of the proposal.  

4.18 Historic England’s ‘Good Practice Advice In Planning: 3 – The setting of heritage 

assets’ (CD11/2) provides guidance on managing change within the settings of 

heritage assets. It suggests a staged approach to taking decisions on setting: 

• Step 1: identify which heritage assets and their settings are affected 

• Step 2: assess whether, how and to what degree these settings make a 

contribution to the significance of the heritage asset(s) 
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• Step 3: assess the effects of the proposed development, whether beneficial or 

harmful, on that significance 

• Step 4: explore the way to maximise enhancement and avoid or minimise harm 

• Step 5: make and document the decision and monitor outcomes 

4.19 GPA3 sets out that the importance of setting lies in what it contributes to the 

significance of a heritage asset, or the ability to appreciate that significance. It makes 

clear that whilst visual considerations often express the extent and importance of 

setting, the way in which we understand an asset in its setting - be that from the public 

or private domain - is also influenced by experiential and environmental factors such 

as noise and activity from other land uses in the vicinity, and by our understanding of 

the historic relationship between places. General considerations relating to setting and 

significance can include change over time, the impact of cumulative change, changes 

to access and designed and wider settings, as well as others. 

4.20 Under ‘Change over time’ the guidance notes: 

‘Settings of heritage assets which closely resemble the setting at the time the asset 

was constructed or formed are likely to contribute particularly strongly to 

significance but settings which have changed may also themselves enhance 

significance.’ 

4.21 Under ‘Designed settings’ the guidance notes: 

‘Many heritage assets have settings that have been designed to enhance their 

presence  and visual interest or to create experiences of drama or surprise. In these 

special circumstances, these designed settings may be regarded as heritage assets 

in their own right, for instance the designed landscape around a country house. 

Furthermore they may, themselves, have a wider setting: a park may form the 

immediate surroundings  of a great house, while having its own setting that includes 

lines-of-sight to more distant heritage assets or natural features beyond the park 

boundary. Given that the designated area is often restricted to the ‘core’ elements, 

such as a formal park, it is important that the extended and remote elements of the 

design are included in the evaluation of the setting of a designed landscape…. The 

setting of a historic park or garden, for instance, may include land beyond its 

boundary which adds to its significance but which need not be confined to land 

visible from the site, nor necessarily the same as the site’s visual boundary.’  
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4.22 As part of Step 1,  where the experience of an asset is capable of being affected by a 

proposed development, in any way, then the proposed development can be said to 

affect the setting of that asset.  

4.23 Under Step 2, Paragraph 26 states: ‘We recommend that this assessment should first 

address the key attributes of the heritage asset itself and then consider: 

• the physical surroundings of the asset, including its relationship with other 

heritage assets 

• the asset’s intangible associations with its surroundings, and patterns of use 

• the contribution made by noises, smells, etc to significance, and 

• the way views allow the significance of the asset to be appreciated’ 

4.24 It goes on in Paragraph 27 to state ‘it will generally be useful to consider, insofar as is 

possible, the way these attributes have contributed to the significance of the asset in 

the past (particularly when it was first built, constructed or laid out), the implications of 

change over time, and their contribution in the present’. And in Paragraph 29 to state 

‘This assessment of the contribution to significance made by setting will provide the 

baseline for establishing the effects of a proposed development on significance, as set 

out in ‘Step 3’ below. It will, therefore, be focused on the need to support decision-

taking in respect of the proposed development.’ 

4.25 A checklist is provided for Assessment Steps 3 to assist in considering the aspects of 

the location and siting, from and appearance, wider effects and permanence of 

proposed development which may impact on an assets significance, including both its 

physical surroundings and the qualitative aspects of environment and experience.  

4.26 Step 4 is to use the above steps to explore ways to maximise enhancement and avoid 

or minimise harm. At Paragraph 40, it warns against over-reliance on screening. Whilst 

it may have a part to play in reducing harm, as it can only ever mitigate negative 

impacts, it ought never to be regarded as a substitute for well-designed developments 

within the setting of heritage assets. Screening may have as intrusive an effect on the 

setting as the development it seeks to mitigate; and woodland and hedgerows are 

considered ephemeral features unless they enjoy statutory protection.  

Other Guidance 

4.27 Locally, the Wealden Design Guide (CD6/5) encourages high-quality, contextually-

informed design as part of ‘Chapters 5: Character Appraisal of sites and their settings’ 

and ‘Chapter 7: New Residential Development’. Chapter 5 sets out what is meant by 



15 
 

‘appropriately detailed’ assessment and analysis of a site and/or building and how this 

should inform the design process to achieve local distinctiveness as addressed in 

Chapter 7. Paragraph 4.1 of Chapter 7 states that ‘Places that grow in response to 

their locality are likely to be more successful, sustainable, robust, and enjoyable.’  

Case Law relating to setting 

4.28 The Court of Appeal decision in the case of Barnwell vs East Northamptonshire DC 

2014 (CD4/14) made it clear that in enacting section 66(1) of the Planning (Listed 

Buildings and Conservation Areas) Act 1990, Parliament’s intention was that ‘decision 

makers should give “considerable importance and weight” to the desirability of 

preserving the setting of listed buildings when carrying out the balancing exercise'. In 

addition to this, the Court held that ‘preserve’ in the terms of the Act means an 

absence of harm, or ‘no harm’.  

4.29 Decision-makers considering harm to heritage assets cannot simply treat the 

desirability of preserving the setting of a listed building as a mere material 

consideration to which they can simply attach the weight they see fit in their judgment. 

The statutory duty treats the preservation of the setting of a listed building as 

presumptively desirable. Implicit in section 66 of the Listed Buildings Act is that the 

setting of a listed building is capable of being affected in some discernible way by 

development, whether within the setting or outside it. 

4.30 The Court of Appeal’s judgement in Bramshill (CD4/13) addresses the interpretation 

and application of NPPF policies on the assessment of harm and benefit to heritage 

assets, giving clear and detailed methodology on approaching harm to heritage 

assets. The weight to be given to the conservation of heritage assets is a matter of 

planning judgement, bearing in mind the ‘considerable importance and weight’ 

required. However, the imperative of giving considerable weight to harm to the setting 

of a listed building does not mean that the weight to be given to the desirability of 

preserving it or its setting is uniform. Rather, that will depend on the extent of the 

assessed harm and the heritage value of the asset in question. 

4.31  The Catesby Estates (CD4/11) Court of Appeal judgement confirms previous findings 

that the effect of development on the setting of heritage assets is not necessarily 

confined to visual or physical impact, but that other considerations - such as the 

historical, social and economic connections of the asset - should also be taken into 

account. Catesby found that Section 66(1) of the Act requires the decision maker to 

understand what the setting of the asset is, and whether the proposed development 
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will be within it or in some way related to it. The decision maker must apply judgment 

in identifying the extent of an assets setting, in the context that surroundings may 

change over time, and the way in which a heritage asset can be experienced is not 

limited to visual considerations. It sets out that ‘The effect of a particular development 

on the setting of a heritage asset – where, when and how that effect is likely to be 

perceived, whether or not it will preserve the setting of the listed building, whether, 

under government policy in the NPPF, it will harm the “significance” of the listed 

building as a heritage asset, and how it bears on the planning balance – are all 

matters for the planning decision-maker’ (paragraph 30).  
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5 Identification of heritage assets and significance 

5.1 As set out in the Statement of Common Ground impacts to Maresfield Conservation 

Area (CD11/1) will not be discussed as the parties are in agreement with the level of 

harm caused to its significance by the proposed development. 

5.2 It is the Council’s position that six additional heritage assets would be impacted by the 

proposals. For clarity, these are identified on the map at Appendix 1 and include:  

• Buckswood Grange, a grade II listed building; 

• Lake Wood, a non-designated heritage asset; 

• Chicory Cottage, a non-designated heritage asset; 

• Oast Cottage, Grade II listed building; 

• Swallow Barn (listed as Barn at Downlands Farm), a grade II listed building; 

and 

• Partridges Oast, a non-designated heritage asset. 

5.3 All of the assets share a historic association as part of the former Rocks estate, and 

form two distinct groups – the Buckswood Grange group and the Downlands Farm 

group. The Downlands Farm group is comprised of Oast Cottage, Swallow Barn and 

Partridges Oast. The Buckswood Grange group is formed of Buckswood Grange, Lake 

Wood and Chicory Cottage. It is the Council’s position that these assets have both 

individual and group interests. 

5.4 Owing to the gaps in the Appellant’s submissions, a brief history is presented for each 

grouping before the significance is identified.  

Buckswood Grange Group 

Brief History 

5.5 The Streatfeild family were owners of the combined Copwood and Rocks estates from 

the late 18th century. Shortly after having acquired it, Richard Thomas Streatfeild 

(RTS) set about enhancing it. In 1790, an application was made to divert the highway, 

which had until then crossed the Streatfeild’s estate, passing close to the Georgian 

house known as The Rocks. The diversion was approved and Rocks Road was moved 

northwards, skirting the south side of Uckfield Pond, connecting through to the 

Streatfeild’s wharf at Shortbridge (Appendix 2).  

5.6 Reputedly around the same time, the carriage drives were planned; the first extending 

almost 2 miles from a lodge at Shortbridge, through Butchers Wood, passing close to 
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the dammed pond, to Shermanreed Wood and on to Budletts Lodge. Both lodges still 

survive. At a point west of the newly formed lake, a spur would branch off southwards, 

passing under Rocks Road and meandering through parkland towards the Rocks. It is 

not known when the planned route was completed, but it appears to have been at 

least partly implemented by c.1840. Whilst the carriage drive is not shown north of 

Rocks Road on the 1841 Uckfield Tithe Map (Appendix 3), it does appear in the 

parkland to the south of the highway, and the northern portion of the route through 

Budletts Common is shown on the Maresfield Tithe Map from 1840 (Appendix 4). The 

Maresfield map has a number of missing sections, including where the lodge would 

be, but at Shortbridge, the lodge had been completed by 1841 (Appendix 4 - plot 97, 

House and garden, Shortbridge Lodge) together with damming of the pond within Lake 

Wood.  

5.7 Figg’s depictions of 1829 (Appendix 5) might suggest the carriage drive was 

completed by this time, or perhaps shows the planned route spread across four of the 

22 maps – the section showing the mansion and parkland south of Rocks Road on 

‘The Rocks Mansion and Certain Lands’, the section from Shortbridge through 

Lakewood on ‘Part of Copwood and other Lands’, the section from Lake Wood through 

the Appeal site to the edge of the common on ‘Downland Farm, Shermanreed and 

other Lands’, all at Appendix 5. A further section shows the north-east end to Budletts 

Lodge, but is not reproduced. EDP incorrectly suggest that Figg’s maps do not present 

accurate detail (CD2/83, paragraph 4.91 of the AHA), when in fact Figg was a noted 

cartographer from Lewes and based his maps on ‘actual surveys’.  

5.8 RTS is said to have started to develop and plant Lake Wood with exotic and native 

trees, and enclose the gardens from the public highway by a stone boundary wall. In 

1818, Richard Shuttleworth Streatfeild (RSS) inherited the estate on the death of his 

father, and was responsible for the main changes; not least the replacement of The 

Rocks with a new mansion designed by Sydney Smirke in 1838. The logistical 

challenge of where to live whilst the old house was pulled down and the new house 

was constructed, was apparently solved by the purchase of a house from Richard Hart 

(Appendix 2).1  

 
1  Wright suggests this is Downland House, but we know that the Farncombe family acquired 

Downland House in c.1836 and were resident in 1841. It is perhaps more likely that the Streatfeilds 
were resident at the very near homestead, east of where the new house was built. Named as 
‘White Cottage’ on OS maps, the property is now known as Hunters Pit, which is a polite brick 
farmhouse accessed from Hunters Way. The outbuildings have been converted as The Granary. 
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5.9 Figg’s maps from 1829 (Appendix 5) show the extensive lawns surrounding the 

mansion, with rockscape and planting on the western edge of the site, and extended 

areas of parkland to the north. Lake Wood is heavily planted and there appears to be a 

perambulatory walk around the north side of The Lake. The Appeal Site is shown as 

arable lands set amongst woodland. Fir Tree Grove (then ‘Fir Grove’) is shown with a 

‘Cottage and Garden’. Later OS maps (Appendix 7) suggest this may have been a 

walled garden, until an orchard to the east of the house was replanted as the walled 

garden. At the time, the Georgian mansion was accessed directly from Rocks Road. 

5.10 The Uckfield tithe map from 1841 and accompanying apportionment give a good 

picture of the nature and extent of the estate around the time that the landscape was 

being developed (Figure 1; Appendix 3). There is access from Rocks Road to the 

new mansion, at approximately the location of the current entrance, but sweeping 

around to the west of the mansion. A second access directly approaching the yards to 

the east of the mansion was in existence by 1897, and is shown on the Second Edition 

OS map (Appendix 7).  This closely corresponds with the existing access.  

5.11 The Apportionment evidences the estate’s relationships with Chicory Cottage, 

Coombe Bank, Bridge Farm (later two sites – White Cottage/Hunters Pit and 

Downlands Farm Cottages), Downlands House and Downlands Farm. Many of these 

relationships are substantiated in contemporary records held at The Keep. 

5.12 RSS died at an unexpectedly young age in 1851 and was succeeded by his minor son 

Richard James Shuttleworth (RJS; d.1931), with the estate overseen by his mother 

Anne Streatfeild until he was of age. RJS and his granddaughter, Annette, were 

custodians of the estate until the latter’s death in 1937. The later 19th and early 20th 

century OS maps (Appendix 7) record further enhancements by RSS and RJS, 

including various walks through Lake Wood, one opening directly onto the field in the 

south-east corner of the Appeal Site, the pedestrian tunnel under Rocks Road and the 

footbridge over Rocks Road into Fir Tree Grove, where the paths continued up and 

through into Long Ghyll Wood.  
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Figure 1 Extract of 1841 Uckfield Tithe (Appendix 3), annotated. Coloured lands part 
of the Rocks Estate: demense lands shown in yellow, Downlands Farm in blue 

(Downlands House in separate ownership, darker blue), Coombe Bank in green, 
Bridge Farm in orange and other tenanted lands in red.  

5.13 The estate was offered for auction in 1938 and purchased by a familial cousin, James 

Rowland Scarlett, who assumed the Scarlett-Streatfeild name (JRSS). The house was 

requisitioned by the army in 1940, shortly after JRSS’ acquisition, and given over to 

the Buckswood School in 1942. On his untimely death in 1945, the estate would pass 

to his brother, Commander Norman Scarlett-Streatdfeild. With the house in use as a 

school, Commander Streatfeild would reside at Coombe Bank and Chicory Cottage 

(Appendices 2, 8 and 9). He would ultimately oversee fragmentation of the estate and 

many of the 20th century changes, perhaps most notably including the preservation of 

Lake Wood which was endowed and given to the Woodland Trust after the Hurricane 

in 1987 in memory of Pamela Scarlett Streatfield (Appendix 2).  
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Significance of Buckswood Grange 

5.14 Buckswood Grange, formerly The Rocks, is a grade II listed building. It was added to 

the National Heritage List for England (NHLE; or ‘the list’) in 1978 (CD11/6), at which 

time it was in use as the Buckswood School which would give it its modern name. The 

mansion was converted to apartments in c.2003. Its inclusion on the list recognises its 

special architectural and historic interest.   

5.15 The house has architectural significance as a Victorian mansion of 1838 and 

associations with the noted architect Sydney Smirke (1797-1877). It was completed 

early on in Sydney’s career, around the same time as his first major commission for 

reconstruction of the Pantheon in Oxford Street, London in c.1937 (Appendix 10). 

Although he would never achieve the same fame as his brother, Sydney would go on 

to design the domed Reading Room at the British Museum and the Bethlehem Royal 

Hospital (now the Imperial War Museum).  

5.16 The Tudor style mansion is typical of the Victorian revivalist fashion. The adoption of 

the Tudor style to replace the earlier Georgian mansion meant to convey a sense of 

history through the new house. It was embellished with Tudor style chimneys, stone 

quoins and window/door surrounds, decorative diapering to the brickwork and oriel 

windows. The scale of the house and the intricate level of detail are reflective of the 

conscious display of status and power of its historic owners. Despite its later use and 

conversion, it retains features and a strong legible character contributing to its 

aesthetic and evidential values. Its position on the outer edge of Uckfield, albeit on a 

main route between the town and the wharf to the west, reinforce the sense of it as a 

gentleman’s private country estate. 

5.17 Buckswood Grange has historic value and interest as a large country house and 

former estate, association with the Streatfeild family as local benefactors in Uckfield. 

Notable contributions included donation of land on the west side of High Street for the 

construction of the Public Hall, Uckfield Institute, the town’s cottage hospital, the 

Victoria Pleasure Grounds and Commander Norman Scarlett-Streatfeild’s gift of Lake 

Wood to the Woodland Trust in 1993 (Appendix 2). Due to its wartime connections, 

some tangible in carvings in the rocky outcrops (Appendix 11), later school use and 

degree of public access to its associated grounds, it also exhibits communal values. 

These are clearly acknowledged by the large number of public representations on the 

application, a number of which refer specifically to the history of the site and 

associations with the Streatfeilds as part of the local distinctiveness and sense of 

place. As demonstrated by enrichments to the listing, there is also a degree of local 
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social interest in Anne Streatfeild, as custodian of the estate for her son during some 

of its formative years, from c.1818-1826 (see the ‘Missing Pieces’ section of the list 

description from 26 July 2022 at CD11/7). 

5.18 The significance of Buckswood Grange is also derived from portions of its setting 

representing survival of the designed landscape which was contemporary with the 

house, and through wider estate associations. South of Rocks Road, the garden 

setting has seen fairly considerable change between c.1960-1990, with construction of 

the Rocks Park and Rocks Park West housing estates and construction of the Rocks 

Park Primary School which greatly reduced the curtilage. Both the primary school and 

Rocks Park estate were completed prior to listing of Buckswood Grange in 1987.  

5.19 The portion of the garden which is retained as part of Buckswood Grange has also 

seen other 20th century changes including a tennis court and parking, but otherwise 

reflects much of the character of the grounds and a number of features seen on the 

1829 Figg map (Appendix 5) and subsequent Uckfield Tithe Map (Appendix 3). The 

planting which shelters the lawns from Rocks Road survives and is interlaced with 

meandering routes through the natural rocky outcrops, past the ice house and leading 

to the tunnel to Lake Wood. The ice house was constructed in the 19th century to store 

ice harvested from the lake, and lies on the south side of Rocks Road, close to the 

location of the former pedestrian footbridge (Appendix 2). Where this structure 

historically crossed over Rocks Road into Fir Tree Grove, the supports are still 

discernible from the highway. To the north, the historic access to the house from 

Rocks Road at the junction with Snatts Road retains its rural character. Other portions 

of the grounds survive to some degree as the West Park Nature Reserve and as the 

Uckfield Scout HQ.  

5.20 In contrast to the changes within its immediate setting, the picturesque landscape of 

Lake Wood to the north survives in an easily identifiable way, enhanced by the public 

access (discussed further below). Although there is no direct visual relationship 

between Buckswood Grange and the designed landscape to the north, the historic 

connection between the two assets amplifies the experience of the significance of 

each; that is to say that Lake Wood reinforces the status of the estate and its former 

occupants as people of significant ambition and wealth and an interest in naturalism.  

5.21 Buckswood Grange draws significance from the relationship with parts of its setting 

which include Lake Wood, Fir Tree Grove and Chicory Cottage by virtue of their legible 

character and tangible historic connections through similar designed landscape 
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features and through the living memory of the Streatfeild family. The siting of the 

house reflects a direct link between the natural resources of the landscape and 

development of the estate in the 19th century. Vivienne Blandford’s public 

representation (hereafter ‘VB’; Appendix 11) sets out how the surrounding woodlands 

were used for economic benefit of the estate, with Downland Farm having its own saw 

mill, north-west of the farm group (as seen on Figg’s map at Appendix 5 and identified 

on the Uckfield Tithe at Appendix 3).  

5.22 Regardless of whether there were historically any designed views or vistas 

encompassing these other portions of land within the estate, its setting, in my view, 

extends well beyond the immediate grouping. This includes Lake Wood and the open 

pastoral Downlands farmland which were clearly part of an articulated arrival 

sequence, and have continuity with other features such as the surviving sections of the 

carriage drive and the lodge houses. VB sets out that the Appeal Site is located 

between two unique historic landscapes comprising Lake Wood (and including Fir 

Tree Grove) to the south and remnants of a dispersed medieval landscape and 

medieval common land to the north (Appendix 11). Whilst the southern part of the 

Streatfeild estate has been built over, the northerly part survives and ‘should be 

considered a remarkable survivor of an unusual landscape’ (VB, Appendix 11). 

Significance of Lake Wood 

5.23 Lake Wood is a designed historic landscape managed as a public open space by the 

Lake Wood Woodland Trust. By virtue of being a late 18th early 19th century designed 

landscape created as part of a picturesque woodland garden with sandstone outcrops 

and exotic planting, contemporary with the house it was designed around, it is 

considered to be a non-designated heritage asset.  

5.24 The gardens at Buckswood Grange, including Lake Wood, were previously identified 

by the Sussex Gardens Trust as a ‘Notable Sussex Park and Garden’, until c.2022 

when these locally identified sites were transferred to the Parks and Gardens UK 

website (Appendix 12). In the Lake Wood Management Plan 2021-2026 (CD11/5), the 

significance of the historic landscape is described as:  

‘The site is an interesting small-scale example of a designed historic landscape 

which has been allowed to develop naturally over 100+ years. In the last 20 years it 

has been sympathetically restored to remove the threat from invasive rhododendron 

and to preserve its historic features. In addition to its aesthetic and historic value the 

site contains important habitats such as veteran trees, sandstone outcrops, standing 
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open water and ancient woodland. The site has been extensively studied by local 

ecologists over a long time and has an impressive list of species including various 

rare and protected plants and animals.’ 

5.25 Although Lake Wood is not designated, Historic England’s Register of Parks and 

Gardens (RPG) Selection Guides (CD11/4) provide a sound basis for identifying 

significance. At Lake Wood, this is based on: 

• The presence of a contemporary house around which the landscaping took 

place; 

• Influence of the natural topography and deliberate appropriation of the natural 

landscape; 

• Authenticity as a result of ongoing routine management and enhancement;  

• Survival (at least in part) of plant collections, notably exotic trees; and 

• Archaeological interest in terms of the Mesolithic rock features.  

5.26 In broader terms, the significance of Lake Wood lies in the fact that it is a rare and 

unique example of a natural landscape deliberately appropriated as a design feature 

with a dual purpose of managed woodland, virtually unchanged in its design and still in 

active woodland management, with surviving specimen trees. Compared with the other 

areas of ancient woodland, Lake Wood has a much more recognisable designed 

quality with woodland walks, lake and rockwork features. It retains a strong sense of 

the tranquil and picturesque environment the Streatfeilds wanted to enhance on their 

estate.   

5.27 Whilst the landscape cannot be attributed to a designer, the Woodland Trust suggest it 

is ‘in the style of Capability Brown’ (c.1715-1783; CD11/5) and the VB representation 

(Appendix 11) provides a plausible connection to at least the ideas of William Gilpin 

(1762-1843) via the Earl of Sheffield at Sheffield Park, two of the foremost designers 

of their respective periods. Whilst landscaped parks are generally associated with 

great country houses and influential designers, landowners of more modest country 

parks often took the lead themselves, to create ‘an informal few acres of grass and 

specimen trees defined by an imposing wall and with some form of summerhouse to 

provide shelter’, as is more likely here at Buckswood Grange (CD11/4, page 11).  

5.28 The sensory and intellectual stimulation we derive from a heritage asset dictates its 

aesthetic value. Contemporary depictions and descriptions of or inspired by Lake 

Wood, such as by Gideon Mantell (c.1820) and the postman poet Thomas Pentecost 

(Appendices 9 and 11), demonstrate that Lake Wood is valued for its artistic interest 
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and aesthetic value, which may also be illustrative of broader trends, and so hold 

historic interest. The entry for The Rocks in the 1888 Brooker’s Guide Directory 

(Appendix 13) also praises the landscape as: ‘…One of the lions of Uckfield is the 

very picturesque lake on the Rocks estate, surrounded with varied and luxurious 

foliage, and having on its margin caverns, natural and artificial, in the sand rocks which 

'form so remarkable a feature of the locality’.’ That this appreciation of Lake Wood’s 

artistic interest and aesthetic qualities continues today certainly informs its 

significance. These more social dimensions of communal value often relate strongly to 

the experience of the place, and are therefore sensitive to change.  

5.29 Where the ashlar stone boundary wall survives in situ on Rocks Road, it contributes to 

the sense that the landscape was a designed pleasure ground, separated from the 

public highway for private use of the wealthy owner. The private pedestrian footbridge 

which historically connected the immediate gardens of the house to Fir Tree Grove 

also serves to underline this. Historic England (CD11/4, page 10) notes that ‘Most 

landscape parks were kept private by a boundary wall or railings, with entrances 

overseen from gatekeepers’ lodges.’ At Buckswood Grange, the topography and 

woodland provided effective natural barriers, with only portions of the more public 

boundaries enhanced by stone walls. On Snatts Road, another section of wall 

enclosed the former quarry where The Quarry House now sits. 

5.30 Of landscape parks of the mid-18th to early 19th century, Historic England notes that 

they were meant to be experienced in motion (CD11/4, page 10). At Buckswood 

Grange, the Lake and surrounding environment were a key part of the arrival 

sequence.  From the north, this would have been across open commons, past pastoral 

fieldscapes and mosaic ancient woodland, over the dam with views across the lake to 

the rocky outcrops, and through the carriage tunnel to be presented with panoramic 

views southwards across the parkland before turning eastwards to approach the 

house across the lawns.  

5.31 Lake Wood retains at least one direct physical link with Buckswood Grange via the 

underground tunnel, and other tangible links are found in the blocked carriage tunnel, 

surviving sections of the carriage drive, and the structure of the former footbridge, 

albeit ruined and overgrown.  

5.32 In terms of ‘designed settings’, GPA3 (CD11/2) highlights that it is ‘important that the 

extended and remote elements of the design are included in the evaluation of the 

setting of a designed landscape.’ As noted above, Lake Wood forms an essential part 
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of the ensemble of historic features at Buckswood Grange and contributes to the 

setting of the house in terms of aesthetic value and in assisting with its historic 

understanding of the estate. To the east, the rocky outcrops continue through Fir Tree 

Grove and north along Snatts Road to a point north of the former quarry. These parts 

of its setting provide additional shelter to Lake Wood, contribute to the sense of 

tranquillity and extend the managed woodland. The open farmland setting to the north 

afforded drama on the approach, serving to highlight the contrasting character of Lake 

Wood, whilst also being a productive part of the estate.  

5.33 The only major change to Lake Wood’s setting was the creation of the A22 Uckfield 

Bypass in 1986. This passes close to the western end of Lake Wood, interrupts part of 

the longer carriage route to Shortbridge and fragments the western portions of the 

wider parkscape from Buckswood Grange. The intrusion of road noise and loss of 

buffer planting which contributed to further damage within Lake Wood from the 1987 

storm have adversely impacted its setting here.    

5.34 Public access has been afforded to Lake Wood since c.1993, at the gift of Commander 

Norman Scarlett-Streatfeild, and it is clear from the number of well-used desire lines 

between Lake Wood and the fieldscapes to the north, that there is a level of public 

accessibility within the Appeal Site. Judging by the large number of public 

representations, it exhibits strong communal values.   

Significance of Chicory Cottage 

5.35 Chicory Cottage, formerly known as ‘Rocks Cottage’, has been identified (CD11/11) as 

having a degree of significance that merits consideration in a planning decision, arising 

from its history that dates back to the late-18th or early-19th century, potentially pre-

dating the 1838 mansion; its historic associations with the Rocks estate as the former 

butler’s accommodation (Appendix 14), within a landscape setting that closely relates 

to the other designed features of the estate. It is accepted that it has been altered and 

extended over time and therefore has limited architectural interest, however, the 

Appellant has not demonstrated that this undermines or invalidates its historical 

interest, including connections with Commander Norman Scarlett-Streatfeild 

(Appendix 19, DMS22). The determination of it as a non-designated heritage asset, is 

consistent with the recent treatment of Charlwood Manor, identified as having a 

degree of ‘local historical and social interest’ (Appendix 15).  

5.36 The main interest of Chicory Cottage is historical, and lies in its relationship with the 

former Rocks estate. It is part of, and represents a link with, the history of the former 
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Rocks estate and its surroundings, including the Appeal Site, and a connection with 

the Streatfeild family. Its significance lies primarily in these historic associations.  

Downlands Farm Group 

Brief history 

5.37 Downlands Farm is recorded on the Historic Environment Record (Appendix 16; 

MES32152) as a medieval farmstead group, retaining a 16th century barn (MES38141) 

and 19th century or earlier oasthouse (MES38142). Yeakell and Garder’s 1778-83 

‘Topographical Map of the County of Sussex Divided into Rapes, Deaneries and 

Hundreds, Planned from an Actual Survey’ depicts ‘Townlands’ within a distinctive 

irregular enclosure situated on the northwest side of the road, surrounded by fields on 

all sides, interspersed with large tracts of woodland (Appendix 17). By 1789, 

‘Townlands’ has become Downlands, as depicted on Thomas Budgen’s OS Surveyor’s 

Drawing (Appendix 18).  Mudge’s map of 1813 (Appendix 19)  goes on to record 

construction of Downlands House (now Charlwood Manor) with some more detail, 

showing an irregular enclosure comprising a series of buildings, distinct from a 

road/track or forestall against its southwest and northwest boundaries. Several 

structures are shown outside the enclosure, the group commensurate with the 

separate zones of activity extant at Downlands, comprising the farmland and farm 

buildings to the west and the domestic building, gardens and grounds within the 

irregular enclosure to the east.  

5.38 Downlands had been inherited by the first Uckfield Streatfeild, Richard Beard (RBS), in 

1750, and became part of RTS’ combined estates in 1789. In 1813, the ‘desirable and 

compact Estate called Downland, delightfully situate in the parish of Uckfield’ was put 

up for auction and purchased by John Farncombe (Appendix 20). The sale included 

‘a detached brewhouse, coach house, wood house, stables, cow-house, piggery, farm 

yard, and convenient offices, together with upwards of 15 acres of good meadow land 

adjoining, including lawn, orchards, gardens, shrubbery and fish ponds’. As it was 

depicted on the Figg’s survey of the Rocks estate from 1829 (Appendix 5), it is 

possible that John Farncombe purchased only the copyhold, as it was later re-sold in 

1873 (see below). Farncombe is later described as ‘a local land agent’ (Appendix 21)  

and of some age by this time; he also appears to have married one Maria Beard 

(perhaps a relation of Richard Beard Streatfeild?).  

5.39 Figg’s map (Appendix 5) shows Downlands House amidst its gardens and grounds, 

situated in a well-defined enclosure distinct from the neighbouring farm, together with 
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the surrounding fieldscapes. The plot is labelled 50, described as House, Gardens, 

Lawn &c. To the south-west was Downland Buildings &c (labelled as 1), bordered to 

the rear by Barn Field. Oast Cottage is clearly visible carved out of the corner of Barn 

Field, to form a small domestic enclosure separated from the farmland, and 

circumnavigated to the north by the farm track. Figg’s map shows only a small building 

in the north-west corner of the Plot labelled 24 representing perhaps the origins of 

Bridge Farm (where Downlands Farm Cottages now lie, north of Gormanston). 

5.40 By 1833, Downlands had been left to the Misses Farncombe (Mary, Charlotte and 

Emily) by Maria Farncombe at her death. Mary Farncombe is listed in the 1841 tithe 

apportionment as the owner and occupant of the Downlands House, though 

Downlands Farm itself remained part of Richard Shuttleworth Streatfeild’s tenanted 

lands (Figure 1 above; Appendix 3). The farmer was resident at Oast Cottage, and 

the farm has the same general layout to that seen on Figg’s 1829 survey (Appendices 

3 and 5), though the pond was infilled and a boundary or enclosure was created 

between the barn and the structure to the east. Downlands Timber Yard lay to the 

north-west of the farm group. The timber yard is still discernible on the First Edition OS 

map, surveyed in c.1873, but by the Second Edition (revised in 1897), it had been 

amalgamated with Barn Field to the south (Appendix 7).  

5.41 The youngest Farncombe sister, Emily, passed away in 1873 and the copyhold, 

comprising Downland House with gardens and 15 acres, was again put up for auction 

(Appendix 22). The small estate was acquired by James William Scarlett, father-in-

law to RJS. The Scarlett family were in residence until at least 1881, and retained 

ownership which transferred to RJS on his death (Appendix 23).  

5.42 Ordnance Survey (OS) maps from the late 19th and early 20th century show the 

creation of new footpaths linking Fir Tree Grove (then Fir Grove) directly with 

Downlands Farm, crossing the track to Bridge Farm (Figure 2; Appendix 7). The HER 

records Bridge Farm as a partially extant 19th century farmstead, suffering significant 

loss, or greater than 50% of traditional buildings (Appendix 16, MES32153). 
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Figure 2 Second Edition 1:25,000 (25-inch) OS map, revised 1898, published in 1899 
(Appendix 7), annotated with new footpath shown in green. 

5.43 Comparisons between the First and Second Edition OS maps show westward 

expansion of the farmstead (Figure 3; Appendix 7). The earlier map indicates three 

yards and a wide track to the east and north. By 1897 when the Second Edition map 

was surveyed, a further range of open-fronted shelters had been created to the west 

with a new yard. This is perhaps the first indication of the farms shifting focus 

southwards.  



30 
 

 

 

Figure 3 Extracts of First Edition (top) and Second Edition (bottom) 25-inch OS Maps 
(Appendix 7), annotated, showing the changes to Downlands Farm between 1873 and 

1898. 

5.44 Lot 32 of the 1938 estate auction saw separation of Downland House and grounds 

from the estate, but the farm appears to have been retained until the auction in 1951, 

when it was purchased by Mr Clarence Preston. The 1951 sales particulars (Appendix 

24) show that Oast Cottage, the former orchard to the north-west and part of what is 

today Partridges garden to the west and south were separate.  
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5.45 The 1950s and subsequent decades of the 20th century brought about more 

substantial changes for Downlands Farm. Planning history (Appendix 25) shows that 

in 1953 the former oast house and a barn were linked and converted to a house (now 

Partridges). With both Oast Cottage and the oast house separated from the farm, the 

focus of agricultural activities shifted southwards. A new farmhouse (Gormanston or 

Gormanstone) was built in c.1953-7, and the farm holding subsumed the earlier Bridge 

Farm to the south. Nos. 2 and 3 Downlands Farm Cottages were built in the mid- to 

late-20th century as farm workers dwellings associated with the Downlands Farm 

holding which was by then focused on poultry. No. 1 Downlands Farm Cottages 

represents the original cottage at Bridge Farm, which was enlarged with a new range 

to the front (south-east) in the late-19th century (Appendix 7). At least five broiler 

chicken houses were built at Downlands Farm between 1956 and 1965 together with 

other sheds on the south side of the farm. A farm track appears to have been created 

through the re-focused farmstead, following the boundary of Partridges and 

Shermanreed Wood, and onwards to connect with the historic carriage route in Thirty 

Acre Wood (Appendix 7).   

5.46 Downlands House would be converted to a care home in 1975, adopting the name 

‘Charlwood Manor’. 

5.47 Planning records (Appendix 25) suggest that the Downlands Farm estate was further 

fragmented following the death of the owner Mr. Clarence Preston in c.1996. This saw 

sale of Gormanston and Nos. 1-3 Downlands Farm Cottages to new private owners 

unconnected with the poultry operation which was at that time being run by a farm 

from North Chailey near Lewes. A modern shed attached to the west of the traditional 

barn and a freestanding shed in the yard to the south were demolished and the 

traditional barn converted.  

5.48 Aerial photographs (Appendix 26) show that as recently as 2005, the farmstead had a 

more open character owing to removal of the modern agricultural buildings sometime 

in the late-20th or early 21st century. Google Streetview images from March 2011 also 

indicate a more open setting, with intervisibility to the Downlands Farm Cottages group 

(Figure 4; https://goo.gl/maps/fvJL5qtdxFHHGMrv5). The woodland at the western 

end of Barn Field, within the modern curtilage of Partridges, is not present on aerial 

images from 1947, but had been well-established by c.2005. 

https://goo.gl/maps/fvJL5qtdxFHHGMrv5
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Figure 4 Google Streetview from March 2011. 

 Significance of Oast Cottage 

5.49 Oast Cottage is a grade II listed building and described in the listing as 17th in origin 

and formerly two cottages (CD11/9). It was built in the early-17th century as farmhouse, 

later subdivided as farm labourer’s accommodation to Downlands Farm, and 

separated from the estate in c.1951 (Appendix 24). It exhibits both architectural and 

historic interests as a designated heritage asset.  

5.50 The cottage is situated at the northern end of the former farm track, approached past 

the former farm buildings on the west side. Beyond the gate access, the drive passes 

close by Partidges Oast, still resembling the historic farm track. It remains in its own 

well-defined garden enclosure with vegetated boundaries and an early-19th century 

stone boundary wall to what was Downland House to the east. The route of the historic 

track continues informally through the gardens, with the historic boundaries identifiable 

as hedging to the north of the cottage. The former orchard area, immediately adjoining 

the Appeal Site, is retained as part of the gardens of the house. In this way, the 

cottage and its associated well-defined garden enclosure seen on maps form the 19th 

century survive largely intact, with a garage/store and pool as expected for a 

residential property.  Owing to its set back position and the topography, it is not readily 

experienced in the public realm from the south, until on the private drive, past 

Partridges. 

5.51 The cottage is of 2-storeys and 4-bays with outshots and a later wing to the rear. It has 

a ridge stack in the second bay from the south and a gabled porch in the second bay 

from the north, with external brick stacks at each end. Externally, it is painted brick with 

a modillion string course below tile-hanging to the upper floor, party interrupted by the 

heads of the ground floor windows. At the rear, a pair of brick wings were added to the 
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two north bays in c.1800, with a 20th century catslide outshot to the south. Internally, 

there is a surviving timber frame.  

5.52 The significance of Oast Cottage lies in the fact that it is a farmhouse, retaining a good 

amount of timber framing which can be stylistically dated to the early 17th century, 

refronted probably in the 18th century, employing nice detailing, with later additions to 

the rear of several dates, and which has survived significantly intact. It has historical 

value as a relatively late Yeoman farmhouse, and part of the Rocks Estate and their 

Downland Farm; as well as aesthetic value as an attractive vernacular building built of 

traditional vernacular materials.   

5.53 Oast Cottage was listed in 1982, by which time it had been separated from the farm 

buildings and the oast had already been converted, and Downland House had been 

converted to a care home. Notably, the conversion of the farm buildings changed the 

character of the immediate surroundings (west and south) from one of farming 

activities and open fields associated with the isolated farmhouse within its self-

contained domestic gardens, to domestic gardens and grounds associated with 

residential use. Since the listing, the main change has been intensification of the 

residential uses through conversion of Swallow Barn. Despite these changes, it is still 

experienced closely with the former agricultural buildings along the historic farm track, 

and with a limited visual link to the former oast from the gardens. Apart from the 

boundary wall, there is limited awareness of Charlwood Manor to the east, but this 

essentially maintains the historic relationships whereby the polite house was separate. 

To the north, the setting of the farmhouse remains virtually undisturbed, as open 

fieldscapes within a mosaic of woodland, closely associated with the medieval origins 

of the farm.  

5.54 Given that the majority of the changes within the setting of the listed building pre-date 

the listing, the current experience of the building is much the same as at the date of 

listing, and resembles the historic setting in an identifiable way despite domestication 

of the farm buildings.  

Significance of Swallow Barn 

5.55 Swallow Barn is a grade II listed building, listed in 1984 (CD11/8). It is a traditional 

Sussex barn, 16th century in origin with a 17th century extension to the south, of 5 

bays with a central wagon entrance and full height cart door, and an aisle to the west. 

It is two-storey, timber-framed structure clad with weatherboarding and supported over 

a brick plinth. The steeply pitched, clay-tiled roof is half-hipped with a gablet to the 
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south and fully hipped to the north, and extending down in a catslide over the aisle to 

the west. The conversion to residential use in 1996 (amended in 2002) was subject to 

listed building consent and correspondence in the planning file shows that 

considerable attention was paid to protecting the agricultural character, whilst also 

supporting the new use which would sustain the building into the future (Appendix 

27).  

5.56 The significance of Swallow Barn is related to its early origin and traditional timber 

framing. The conversion has altered its outward appearance with the addition of some 

domestic detail to the former wagon entrance and the number of windows, but the 

agricultural character is nonetheless readily discernible in the building typology and 

retained traditional elements (e.g. weatherboard cladding, asymmetrical tiled roof). It 

has historical value as a 16th century Sussex barn, part of a medieval and post-

medieval farmstead closely related to the landscape, and part of the Rocks Estate and 

their Downland Farm; as well as aesthetic value as an attractive vernacular building 

built of traditional vernacular materials.   

5.57 The barn is the first of the group of buildings encountered on the historic farm track, 

and accessed from the track via an informal compacted earth drive through a pair of 

timber jowled posts acting as gate posts. The modern outbuilding has a traditional 

appearance and occupies the position of a modern shed which was removed at the 

time of the conversion of the barn. The main detractor is the domestic planting on the 

boundaries and within the grounds.  

5.58 Aside from its conversion and establishment of the domestic curtilage, the main 

changes to its historic setting have been the conversion of Partridges and 

establishment of the modern poultry farming enterprise to the south in the mid-20th 

century. The landscaped gardens and grounds associated with the residential uses 

have caused a degree of fragmentation to the farmstead, with the buildings now 

largely read as a group by virtue of their agricultural typologies and relatively isolated 

edge location, typical of historic farmsteads within the scattered Wealden settlement 

pattern.  

5.59 The changes within its setting associated with poultry farming, administered from the 

new farmhouse and workers cottages to the south, have largely been reversed 

through removal of the modern sheds. Although their hardcore bases are still 

discernible, nature has largely reclaimed them. One of the few remaining vestiges of 

the later yards is the remains of a metalled farm track on the southern boundary, which 
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extends out into the Downlands farmland within the Appeal Site. Since c.2011, the 

historically open fields to the south (tithe parcels 60 – Hop Garden Field and so-named 

on the 1829 estate map; and parcel 61, a meadow called Lodge Field; Appendices 3 

and 5) have been left to grow up as plantation, restricting intervisibility with the 

Downlands Farm Cottages and re-focusing the more compact grouping to the north.  

5.60 At the time of its conversion, the Council’s Conservation Officer noted ‘The building is 

surrounded with modern farm buildings and its setting will be enhanced by their 

removal. It will then form quite an important landscape feature on the edge of the built-

up part of Uckfield’ (Appendix 27). In my view, this sentiment remains true.  

Partridges Oast 

5.61 Partridges comprises two historic agricultural buildings, converted and linked by an 

extension, and more recently extended to the north. Prior to the conversion it 

comprised an oast roundel and attached two-bay stowage barn on an east-west axis, 

and to the east, a detached three-bay storage barn with a three-bay fowl house and 

piggeries on a north-south axis. There is a separate two-bay weatherboarded 

cartshed, with a tiled roof and unusual timber framing, providing garaging/storage to 

the south-east. All three of the structures are on Figg’s 1829 survey (Appendix 5) and 

the tithe map (Appendix 3), with the roundel added by c.1873 (Appendix 7).  

5.62 The dissolution of the farmstead and subsequent conversion of the buildings to 

domestic use had started in the 1950s with conversion of the oast within a newly 

defined domestic curtilage extending to the north-west, wrapping around Oast Cottage 

and leaving a triangular plot for the barn (Appendix 25). The early date of its 

conversion may be a product of the defunct hop industry, specialist building typology 

which made the buildings more difficult to re-purpose to other modern agricultural 

uses, and proximity to Oast Cottage.  Whilst we may approach detail of the conversion 

with a different level of care today, the conversion has not wholly compromised its 

legibility or heritage values. 

5.63 The oast and stowage house are in red brick with clay tiled roofs, retaining the 

distinctive cowl. The two-storey link is integrated with the stowage house, but makes 

use of hanging clay tiles to the elevations. The agricultural character of the buildings 

has been eroded by the domestic fenestration, especially to the oast roundel. The 

single-storey barn to the east is partly in brick and partly clad in painted 

weatherboarding under a clay tiled roof, with more limited domestic style fenestration. 

There is a gabled porch at the north end and the former fowl house to the south has 
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an underpass giving access to the inner (west) yard, which is now domesticated with a 

patio and pool. Internally, photos from recent sales particulars show exposed timber 

roof framing in the single-storey range and timber joists in the former stowage house 

(Appendix 28).  Features such as the chimney on the north side of the former stowage 

house are consistent with the specialist building type, distinct from a barn. 

5.64 As 19th century or earlier agricultural buildings of a specialist type closely related to the 

Wealden hop industry, with legible building typologies and historic character, and with 

historic associations to Downlands Farm, Partridges is considered to have a degree of 

heritage significance meriting consideration in the planning process as a non-

designated heritage asset. Despite its converted state and the domestic alterations, it 

retains authenticity as a historic oasthouse and can be recognised as having been part 

of the larger complex of farm buildings. It has a low/moderate degree of significance, 

enhanced by the relationships to the listed structures and legibility of the farmstead, as 

well as wider local connections to the former Rocks estate. 

5.65 The extensive landscaped grounds and other domestic features to the west have also 

altered the immediate setting. On the east side, the farm track remains legible and has 

direct relationships with the cartshed and single-storey barn, both of which retain more 

of their agricultural character. To the north and east the setting remains largely the 

same as its historic setting, whereas to the south the conversion of the barn to 

residential and domestication of the grounds have removed the last traces of the 

working areas associated with the agricultural uses.  

5.66 The tithe apportionment shows that hops at Downlands Farm were being grown and 

harvested from a 3.45 acre field north of the orchard beyond Oast Cottage (Broomy 

Field), which is within the Appeal Site (Appendix 29). The roughly L-shaped field 

survives with its field boundaries to the north and east, bordered by Shermanreed 

Wood to the west. Although there is no direct intervisibility between these functionally 

linked spaces, the extended agricultural setting within the Appeal Site contributes 

positively to its significance in terms of contextualising the locally distinctive building 

typology.   

Group Value 

5.67 The presence of a medieval farmstead at Downlands Farm suggests that it was during 

this period that woodland would have been cleared to create arable fields around the 

wooded ghylls, (see para 4.63 of the AHA – CD2/83). These rural surroundings were 
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present during the time that the buildings within the post-medieval farmstead were 

constructed, and still closely resemble the land historically associated with it.  

5.68 The edge character of the farmstead group is clearly discernible from the historic farm 

track which provides informal public access to the farmland to the west, and in 

glimpsed views from Snatts Road. The track itself has an understated informal 

character consistent with a rural farm track and survives largely intact, with a close 

relationship to the cartshed at Partridges. Despite the introduction of modern garages 

and sheds at all three of the properties and creation of domestic curtilage, the 

subdivision of working spaces and overall form of the farmstead remains discernible.  

5.69 The barn and oast, even if not seen directly from portions of the site, are identifiable 

typologically as locally valued and distinctive building forms, well understood to be 

related the hop industry and agriculture in the Weald. By implication, the location on 

the edge of the rural area and adjoining agricultural fieldscapes, with which the 

farmstead has a genuine historic relationship, contributes to their significance, even 

where their use has changed. The rural qualities of the landscape are still discernible, 

as is the understanding that the group lies on the edge of the built-up area, distinct 

from the denser development to the east of Snatts Road.  

5.70 The construction of two contemporary style houses to the east within the former 

grounds of Charlwood Manor have reduced the sense of isolation, but these are more 

closely related to development on Snatts Road, and has not impacted greatly on 

legibility of the farmstead group, or its historic relationship with Charlwood Manor. 
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6 Appellants Application Documents and Response 

6.1 Below I refer to the following submitted documents relevant to my evidence: 

• Archaeological and Heritage Assessment (CD2/83)  

• Heritage Addendum (CD2/103)  

• Public Representation of Vivienne Blandford, 8 September 2022 (as above, 

‘VB’; Appendix 11) 

• Public Representation of Dr Martyn Stenning, 12 August 2022 (hereafter 

‘DMS22’; Appendix 9) 

• Public Representation of Dr Martyn Stenning, 20 January 2023 (hereafter 

‘DMS23’; Appendix 9)  

• Public Representation of Mrs M Stephens, 5 September 2022 (hereafter ‘MS’; 

Appendix 8) 

• Public Representation of Downlands Action Group, 9 September 2022 

(hereafter ‘DAG’; Appendix 30) 

Archaeological Heritage Assessment (AHA)  

6.2 The AHA submitted with the application (CD2/83) covers both archaeology and built 

heritage considerations. I will address only the impacts on built heritage assets, 

including impact on designed historic landscapes and buildings.  

6.3 My formal consultation response dated 13 September 2022 (CD11/10) set out: 

• The AHA (CD2/83) was not rigorous enough to support its conclusions around 

impact on the Downlands Farm group and the Buckswood Grange group 

including Lake Wood; 

• The AHA (CD2/83) focuses solely on visual impact contrary to GPA3 (CD11/2), 

with over-reliance on public accessibility, lacking understanding of the kinetic or 

experiential qualities of setting, and with no awareness that the proposal will 

introduce experiences from within the residential development itself; 

• Heritage sensitivities are unlikely to be prohibitive to an unidentified quantum of 

development but the opportunity to respond to NPPFs design objectives 

(CD6/16, Paragraphs 130 and 206) have been missed through incomplete 

understanding of significance; 

• Less than substantial harm to the significance of heritage assets (at the higher 

end). 

6.4 As regards the rigor of the assessment others have also expressed concerns on the 

omissions of the AHA (CD2/83), and the subsequent HA (CD2/103), and the 
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conclusions drawn based on incomplete understanding (see for example, ESCC 

Archaeology consultation response – CD11/13, VB – Appendix 11, DMS23 – 

Appendix 9 and MS – Appendix 8). Review of the listing description and community 

contributions to ‘Enrich the List’ (now called Missing Pieces CD11/7) also highlight 

some of the gaps in the first assessment. 

6.5 One of the main heritage concerns was omission of any assessment of Buckswood 

Grange in terms of significance and setting. EDP’s rationale for not including 

Buckswood Grange was not explored in any detail as has been done for St 

Bartholomew’s Church, Maresfield (paras 4.16-4.23 of CD2/83), albeit this discussion 

was based solely on visual terms. Rather the rationale for omission of Buckswood 

Grange is set out in paragraphs 41.1 and 4.14-4.15 of the AHA (CD2/83), briefly 

alleging ‘no significant visual or functional connection or association to the site’ and ‘no 

significant historical association with the land within the site’. The brief historical 

summary set out in Section 4 above has demonstrated that this is not the case. In fact, 

these statements contradict EDPs own assessment in terms of: 

• RSS identified as common owner of the site and assets in the early-19th 

century as part of the Rocks Estate, and surveys of the estate which show the 

historic relationships between the site and Buckswood Grange (CD2/83, 

Paragraphs 4.73-4 and 4.91); and  

• Chicory Cottage built within Fir Tree Grove as the butler’s house for 

Buckswood Grange (CD2/83, Paragraphs 4.77 and 4.93). 

6.6 So too, the suggestion that the site ‘is not experienced from or in combination with any 

of these assets’ (CD2/83, Paragraph 4.15) is not borne out in terms of the proposed 

pedestrian access from the corner of Snatts Road and through Fir Tree Grove, which 

is clearly seen at the main entrance to Buckswood Grange, and part of the experience 

of it along the public highways. See especially the representations by Highways and 

others regarding the impact of the proposals on the Snatts Road junction 

(Appendices 8, 9 and 30).  

6.7 The Appellant followed up this response with a series of questions to which I provided 

an email response dated the 2/5 December 2022 (CD11/11). This clarified my initial 

response in respect of: 

• Chicory Cottage is not considered curtilage listed due to its separation from the 

estate prior to listing, but it is considered a non-designated heritage asset; 

• Downlands Farm Cottages are not considered to be non-designated heritage 

assets;  
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• Identified gaps in the AHA (CD2/83) which led to the conclusion on lack of 

rigor; 

• Buckswood Grange is Grade II listed, not grade II* listed as had been 

previously stated (CD11/6); 

• The reasons that a more thorough assessment and better understanding of 

significance would have led to a different indicative layout and/or quantum of 

development.  

Heritage Addendum (HA) 

6.8 The HA (CD2/103) was submitted with the aim of addressing the perceived oversights 

of the AHA (CD2/83) and sought to respond directly to the points raised in the 

correspondence from 2/5 December 2022 (CD11/11). Taken together with the AHA 

(CD2/83), the HA (CD2/103) provides a more thorough assessment of the heritage 

resource and broader historic connections across the site, and goes into more detail 

on the assets and their surroundings. However, it does not identify the significance of 

the assets in any sort of informed way and still takes an overly narrow view of setting 

and contribution to significance in terms of the advice in GPA3 (CD11/2). Some of the 

more general concerns with the HA (CD2/103) include: 

• The emphasis given to the list description of Buckswood Grange in terms of 

understanding significance as primarily architectural, and dismissal of 

components of the wider estate in contributing to significance (paragraph 1.65);  

• Failure to consider Lake Wood as a non-designated heritage asset, 

independent of Buckswood Grange, despite acknowledging that Lake Wood is 

a designed landscape (paragraph 1.70) which survives largely intact 

(paragraph 1.75), based largely on a perceived lack of designed or ‘associative’ 

views (paragraph 1.82); 

• Fails to consider Chicory Cottage as a non-designated heritage asset, but 

appears to acknowledge a level of heritage interest and suggests mitigation to 

maintain the character of the setting and mitigate against loss of heritage 

interest (paragraphs 1.100-1.102) 

6.9 However, there are two major points of contention with the interpretation of setting and 

its contribution to significance, including: 

• The suggestion that the carriage route does not survive (CD2/103, paragraph 

1.76). My site visits have shown sections of it to be clearly identifiable in Lake 

Wood and Thirty Acre Wood and in the western section of Shermanreed Wood 

/ south-west section of Budletts Wood (Appendix 1); and  
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• The suggestion that there is no experience of the land within the site from Lake 

Wood (CD2/103, paragraph 1.79). My site visits have shown there to be a 

number of desire lines showing direct access between Lake Wood and the 

Appeal Site, and intervisibility with the Appeal Site from the upper woodland 

path (Appendix 1).  

6.10 My final consultation response dated the 13 February 2023 (CD11/12) set out some 

general points of disagreement in relation to the impacts identified for each group and 

suggested that this came down to a difference of professional opinion about what 

contributes positively to the significance of the assets via their setting(s). However, as I 

and others have identified gaps or misunderstandings with Steps 1 and 2 of GPA3’s 

methodology (see Section 4 above) in the Appellant’s submissions, which relies 

heavily on (lack of) direct visual connections and fails to approach setting in the 

broader way required, it is  very difficult to see how this could have led to reasonable 

conclusions about what parts of the setting contribute to significance or how 

significance is experienced via setting  (without understanding what parts of the 

surroundings have historically mattered). In my view, the supporting information falls 

short of the standard required by NPPF Paragraph 194 and Historic England Advice 

Note 12 (HEAN12) on Statements of Heritage Significance. This has also hindered the 

Applicant in terms of identifying opportunities to reduce harm arising from the scheme.  

6.11 The final consultation response (CD11/12) identifies less than substantial harm to the 

designated heritage assets, at the moderate of higher end of the scale, though this 

was not itemised individually at the time (see Section 7 below). I reiterated that this 

harm could be reduced through amendments to the design of the scheme in line with a 

broader understanding of significance of the assets.  
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7 Heritage Impact 

Introduction 

7.1 For clarity, my view on the harms to heritage assets are as follows: 

• Buckswood Grange – less than substantial harm, at the moderate level  

• Lake Wood – a moderate level of harm to a non-designated heritage asset 

of moderate to high significance  

• Chicory Cottage – total loss of significance to the non-designated heritage 

asset 

• Oast Cottage – less than substantial harm, at lower end of the scale  

• Partridges – a low level of harm to the significance of the non-designated 

heritage asset of low to moderate significance 

• Swallow Barn – less than substantial harm, at the moderate level 

7.2 I will also address the cumulative impact of the harm which arises from harm to the 

constituent elements of the former Rocks estate, and its combined impact on the 

setting of the Buckswood Grange.  

7.3 The AHA (CD2/83) suggests that there are no material changes to policy since the 

2006 application and that ‘…the potential impact of proposals for residential 

development on designated heritage assets…remain valid’ (paragraphs 1.19-1.22). 

Whilst this policy position is true in the context of local policy, national policy has 

moved on since then with the concept of non-designated heritage assets and the 

publication of the NPPF (CD6/16), together with the introduction of guidance on The 

Setting of Heritage Assets (CD11/2). It is also the case that there has been substantial 

case law collecting since this time on the consideration of the matter of both 

significance, setting and heritage assets – designated and non-designated.  

7.4 Paragraph 1.21 of the AHA (CD2/83) summarises that the Council previously identified 

no adverse effects on setting of listed buildings or other heritage assets such as 

conservation areas in the wider landscape of the substantially larger site considered in 

2007 (CD4/1), and that neither the Inspector nor other parties suggested material 

harm to heritage assets (CD4/2 and CD4/3). However, this is clearly not the case in 

this instance, as EDP themselves identify harm to Maresfield Conservation Area 

(CD11/1) arising from the current Appeal Proposals. Further, the Council have 

identified harm to the significance of designated and non-designated heritage assets, 

and heritage impact has been raised in a number of public representations relating to 
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the Appeal Proposals.  This suggests that the earlier conclusions may not ‘remain 

valid’ as suggested.  

Assessment of Heritage Impact 

Impact on Buckswood Grange Group 

7.5 The main impacts on the Buckswood Grange group will arise from: 

• the introduction of built form and residential activity close to the northern edge 

of Lake Wood;  

• the demolition of Chicory Cottage; 

• clearance of trees and urbanisation of the rural character of the area around 

the junction of Rocks Road with Snatts Road in order to provide associated 

infrastructure for the proposed pedestrian access; and  

• creation of the access from the A22, which will disrupt the route of the carriage 

track and introduce visibility, noise and activity in this part of the setting of the 

heritage assets.  

7.6 Owing to the topography and characteristics of Lake Wood, it is overwhelmingly a 

tranquil environment, albeit there is more intrusion of road noise on the western side.  

The rockscape on the southern edges of Lake Wood is level with or above Rocks 

Road, but the Lake itself and many of the woodland paths are lower than the 

surroundings, reached by the tunnels under the road from the Buckswood Grange or 

gently descending from the Woodland Trust’s entrance along the woodland paths.   

7.7 The upper path across the northern edge of Lake Wood affords glimpsed views into 

the development site (Appendix 1). At the eastern end, the development would be 

above the path, and more level travelling westwards. There are presently a number of 

‘desire lines’ providing direct access into the Appeal Site (Appendix 1). These are 

interspersed between the carriage drive at the western end and an historic field access 

at the eastern end close to the Woodland Trust’s gated access, which is seen on the 

First Edition OS map from 1873 (Appendix 7). These are well-used but informal 

routes directly linking Lake Wood with the Appeal Site, where there was a well-trod 

path around the Appeal Site itself.  

7.8 The introduction of development and the attendant activity close to the northern edge 

of Lake Wood, on higher ground, would introduce visible built form together with 

lighting, noise and activity which would adversely affect the tranquil qualities of the 

designed landscape and understanding of it as part of a gentleman’s retreat on the 
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edge of Uckfield, and thereby detract from the appreciation of its significance. Whilst 

such impacts would predominantly affect the northern part of the asset, other 

representations talk to the potential harm to Lake Wood itself from associated impacts 

such as wear and tear, hydrology, ecology, and arboriculture impacts, which would 

also lead to harm to its ‘fabric’ and the experiential qualities which are an essential part 

of its significance as a non-designated heritage asset.  

7.9 Following the route of the carriage drive, users coming out of Lake Wood would be 

confronted with the modern road infrastructure and a large block of suburban style 

development beyond. One of the more established desire lines would emerge roughly 

between the drainage ponds and the development in the south-western part of the 

Appeal Site; while to the east, the historic access would lead to the edge of the 

indicative L-shaped block at the south-west end of the cul-de-sac. The strategic 

pedestrian and cycle routes would make use of the approximate route of the carriage 

drive and existing access into Lake Wood, and as such the harm would be readily 

appreciated (Appendix 1).  

7.10 This built form, and all of the attendant activity and lighting and infrastructure produced 

would irrevocably change the context from rural to suburban and alter the experience 

of the asset such that it would be detrimental to the significance of Lake Wood 

(CD11/2). The impact would be greater in the winter when there would be more 

intervisibility. This is directly in opposition to the HA’s conclusion that the development 

will result in no changes to the physical properties or character of Lake Wood 

(CD2/103, paragraph 1.87).  

7.11 The removal of tree cover from Thirty Acre Wood to achieve the new access has the 

potential to exacerbate impact of the road noise on the designed landscape of Lake 

Wood. Creation of the new access in this location would further disrupt the route of the 

carriage drive which follows the eastern edge of Thirty Acre Wood by cutting directly 

across it with modern road infrastructure and street furniture. The route is not 

complete, fragmented by the creation of the A22, and has not been maintained along 

its full length, but is still readily identifiable in a number of places, either by its sunken 

form, surviving banks and/or the pattern of tree growth defining its edges (Appendix 

1). The use of this woodland corridor as SANG (CD1/16) could present issues in terms 

of wear and tear but also affords potential for interpretation.  

7.12 As such, the proposals would cause some harm to Lake Wood, a non-designated 

heritage asset of moderate to high significance. Under Paragraph 203 of the NPPF, 
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the effect on the significance would be permanent adverse, and at a moderate level of 

harm. 

7.13 Turning to the proposals within Fir Tree Grove, the current experience at the entrance 

of Buckswood Grange is one of generally rural surroundings, albeit with some close-

boarded fencing on the boundary of Buckswood Grange (Appendix 1). The pavement 

and street-lighting end at the junction and the enclosed and vegetated character of 

Rocks Road continues for some distance to the east and west and up Snatt’s Road 

within the retained portions of its setting. In contrast, the clearance of trees, creation of 

the boardwalk structure, highways improvements, lighting, traffic calming and other 

infrastructure would all urbanise the Rocks Road / Snatts Road Junction, directly 

across from the entrance to Buckswood Grange. This is in direct contradiction to 

Paragraph 1.78 of the HA (CD2/103), which ignores the prominence of the proposed 

access to Fir Tree Grove. In any event, the Council’s position is that the appeal site 

contributes to the significance of Buckswood Grange via its setting, even though much 

of the proposal would not intrude upon views directly to and from the mansion.  

7.14 The rocky outcrops of Lake Wood continue through Fir Tree Grove and beyond the 

former quarry, such that Chicory Grove is above the road level, which rises northwards 

from Buckswood Grange. At present this provides vegetated rural surroundings at the 

main entrance to Buckswood Grange. This access, originally related to the Georgian 

mansion, was also part of the design of Buckswood Grange. Travelling along Rocks 

Road there is a clear transition from the more urban centre of Uckfield, to suburban to 

largely rural at the junction of Rocks Road/Snatts Road (Appendix 1). These rural 

qualities are reinforced by Buckswood Grange as a large country house which was set 

on the edge of the town and surrounded by parkscape.  

7.15 Thus the setting for this new entrance is a narrow country lane, one of the formative 

parts of the design of the Rocks estate, and lined by wooded embankments, 

sandstone outcrops, mature and ancient woodlands. The re-grading of the topography 

within Fir Tree Grove to allow pedestrian access as proposed, the more open 

character with loss of trees, the boardwalk structure with its railings, lighting and street 

furniture, as well as changes to the junction of Rocks Road and Snatts Road to create 

safe pedestrian access and egress, plus any other infrastructure would have an impact 

on the character of the immediate surroundings of Buckswood Grange. As set out 

above, these parts of its setting do contribute to appreciation of its significance and 

would be harmed by the urbanisation. Owing to this, the impact to the significance of 
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the grade II listed building would be less than substantial. Taken alone, this would be 

at the lower end of less than substantial harm. 

7.16 The former private footbridge between Buckswood Grange and Fir Tree Grove, having 

been severed when a double-decker bus hit the bridge in the 1960s or 70s, is 

indicative of the historic connection across Rocks Road. The proposal would create a 

new link between Rocks Road and the Appeal Site, which would open up new public 

experiences of the heritage asset from within Fir Tree Grove, particularly given the 

topography, and in the kinetic experience. The similarity of the natural and designed 

features in each has the potential to highlight awareness of the ‘distinct’ three areas as 

a wider entity for users of Lake Wood and/or Buckswood Grange. In this regard, the 

more formal indicative urban planning at the south-east corner of the development site 

would exacerbate the loss of this transition (CD2/6). It is perhaps useful to note that 

the development on the higher ground in the south-east corner of the Appeal Site 

would also be that experienced in the distance from Maresfield Conservation Area, 

were a more formal layout or urban form and density, if discernible, would be less 

desirable.  

7.17 Others have raised concern as to whether the access through Fir Tree Grove is 

acceptable on other grounds (e.g. Highways and Ancient Woodlands). Given this, the 

total loss of the significance, even at a low level, of Chicory Cottage does not appear 

to be justified in accordance with Paragraph 204 of the NPPF (CD6/16). This would 

result in total loss of its low level of significance as a non-designated heritage asset.  

7.18 The loss of Chicory Cottage would sever a link with the past and detract from a long-

standing association of development in the immediate locality. When coupled with the 

other changes within Fir Tree Grove, this would have an adverse impact within the 

setting of Buckswood Grange and thereby harm its significance. The design and 

impact of the heavily engineered boardwalk structure which would replace it, and 

associated impacts of the access to Rocks Road/Snatts Road junction, would not 

justify the total loss of its significance, nor the adverse impact on the significance of 

Buckswood Grange. Whist the HA suggests (CD2/103, paragraph 1.101) that that the 

area will be ‘brought into appropriate management to retain an informal, naturalistic 

woodland character’, this is unlikely to be sufficient mitigation for the harm, owing to 

the activity and infrastructure and other Secure by Design requirements. The use of Fir 

Tree Grove as SANG (CD2/15-23), and particularly this critical link to Uckfield, will 

further surround Lake Wood with activity and infrastructure which infringe upon the 

rural characteristics and tranquillity that is especially enjoyed at its eastern edge. 
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Impact on the Downlands Farm Group 

7.19 Fundamentally, the Council disagrees on the extent to which the open land 

surrounding the farm buildings contributes to their significance as has been set out 

above. The Appellant’s heritage submissions (CD2/83 and CD2/103) focus especially 

on the modern woodland at the western end of Barn Field, now within the curtilage of 

Partridges Oast. As has been shown above, this is a relatively short-lived part of the 

setting of the Downlands Farm group. Whilst it does provide some enclosure, it does 

not in my view totally divorce it from the surrounding land as suggested, and as an 

ephemeral feature with no formal protection, should not be relied on in accordance 

with Paragraph 40 of GPA3 (CD11/2). In this regard, I note the representations made 

by others which express concern about indirect impacts on the woodland within the 

Appeal Site. This raises the question of whether the buffer woodlands to the west and 

south of the farmstead should be relied upon in the assessment.  

7.20 In any event, the existing woodland at the western side of Partridges acts as a natural 

extension of Shermanreed Wood and is not inconsistent with the wider setting of 

wooded ghylls within the Appeal Site. The degree to which it detracts from setting or 

‘divorces’ this part of the setting from the experience of the asset is disputed. As set 

out in the initial consultation response (CD11/10) and follow-up response from 2/5 

December 2022 (CD11/11), the loss of agricultural land and formalised public route 

along tree-lined pedestrian avenues and immediately south of the farmstead grouping 

would afford views towards and of Swallow Barn and Partidges, and experiences of 

them moving across the landscape. The assets will no longer have any tangible 

relationship to nearby open land, with the retained ‘buffer providing no meaningful 

contribution to its setting. This will equate to less than substantial harm to the grade II 

listed Swallow Barn, at a moderate level given the proximity; and a low level of harm to 

the significance of Partridges as a non-designated heritage asset of low to moderate 

significance.  

7.21 I would also note that historic farm track which provides access to the farmstead group 

has the potential to be impacted from improvements along it to connect with the 

existing public rights of way. This would also increase levels of access around the 

farmstead group, and past Charlwood Manor on Snatts Lane. Any such pedestrian 

infrastructure improvements west of Snatts Road, or in the vicinity of Coombe Bank, 

have the potential to erode remaining legibility of the rural qualities of the area and 

further undermine the significance of the heritage assets. 
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7.22  Oast Cottage would predominantly be impacted by the SANG to the north (CD1/16), 

which would introduce a level of activity, noise and movement in this very tranquil rural 

setting, and formalise the agricultural landscape into a woodland park. The formalised 

planting and perambulations at the higher, south-eastern part of the SANG would 

detract from the rural setting of the farmhouse, and further isolate the farmstead group 

from any agricultural context. This would equate to less than substantial harm to the 

significance of the grade II listed Oast Cottage, at the lower end of the scale.   

7.23 The combination of change to the landscape through residential development and 

SANG areas, characteristics of the indicative layouts, formalised layout and urbanising 

effects on access all impacts detrimentally on the significance of the heritage assets 

comprising the farmstead. 

Cumulative Impact 

7.24 I have set out above how each of the heritage assets relates to the significance of 

Buckswood Grange as constituent parts of the former Rocks estate. The cumulative 

effect of effectively surrounding the heritage assets with modern residential 

development and associated infrastructure would greatly diminish any legibility of the 

group value of the whole (Appendix 1). It would dramatically affect the perception of 

Buckswood Grange as a large country house on the outer edge of the town and within 

an extensive landscape of ornamental and functional features which sustained the 

estate. This elevates the level of harm to Buckswood Grange, such that it would 

cumulatively be at the moderate level of less than substantial harm and subject to the 

provisions of Paragraph 202 of the NPPF.  

Summary  

7.25 I understand that the submitted site layout is indicative at this stage, however, I do not 

consider that the layout as shown on the illustrative plans would lead to the site being 

read as a sympathetic development within the setting of the heritage assets. The scale 

and shape of development would be in sharp contrast to the rural qualities of the area 

which presently characterises the setting of the assets this side of Rocks Road and 

Snatts Road, and represents significant urban expansion of Uckfield. Sensitivity to the 

heritage assets would likely lead to this appearing more isolated from the broader 

settlement pattern, and more of an intrusion into the historic environment. As such, 

and given other considerations on the site, it is difficult to see how the quantum of 

development proposed might be achieved in a manner which would not cause harm to 

the significance of the heritage assets.  
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7.26 There is also substantial concern that the accessibility requirements for pedestrians to 

and from the site will further urbanise the rural character of both Snatts Road and 

Rocks Road and therefore the setting of the heritage assets, which will be detrimental 

to their identified individual and group significance(s). 

7.27 In these circumstances, it is fundamental to the aims of the NPPF (CD6/16) and 

statutory duty as regards listed buildings as set out in the Planning (Listed Buildings 

and Conservation Areas) Act 1991, that the understanding of significance, including 

any contribution made by setting, is properly understood such that the balancing 

exercise can be fully informed. 

7.28 The heritage impacts identified throughout the application have not been addressed in 

the design of the development, either to avoid or mitigate harm, or better reveal or 

enhance the significance of the heritage assets. Although it would be possible to 

address some elements through amendments to the design, the current scheme does 

not offer any heritage benefits and instead would cause harm to the heritage assets 

identified by the Council. The planning balance is for the decision maker to determine. 

Opportunities to avoid or mitigate harm and enhance and better reveal the significance 

7.29 The NPPF (CD6/16) sets out an obligation not to prejudice understanding of an asset’s 

significance for future generations, look for opportunities for development within the 

setting of heritage assts to enhance or better reveal significance, and to avoid or 

mitigate harm to a heritage asset’s conservation wherever possible. Offered without 

prejudice, some potential improvements to the scheme which might come about from a 

greater consideration of the heritage sensitivities could include: 

• Opportunity to reintroduce some landscape structure and reinstate the historic 

field boundaries within the development; 

• Removal of the development closest to the northern edge of Lake Wood and in 

the south-east corner of the site; 

• Reduction of the density and retention of more open land on the eastern edge 

at the pedestrian and cycle link, closest to the farmstead group; 

• Consideration of how to introduce landscaping and access which might 

support use of land as SANG and enhance or better reveal aspects of 

significance incorporating historic land uses and/or character; 

• Retention of a buffer between the Woodland Park and the farmstead group;  

• Potential restoration of historic features and incorporation into the design – 

e.g. the continuous route of the carriage drive, reinstatement of the road bridge 
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and/or reinforcement of the connections between Buckswood Grange and Fir 

Tree Grove; 

• Public interpretation as part of a ‘heritage trail’ within the Site, with wider 

connections to Uckfield and the Streatfeilds; 

• Historic Building Recording of Chicory Cottage.  
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8 Conclusion 

8.1 The Council has refused planning permission for several reasons. One of those, RfR3, 

sets out that the proposals fail to preserve the settings of the designated heritage 

assets, and would cause less than substantial harm to their significance through 

development within their setting(s); and affect the significance of non-designated 

heritage assets.  

8.2 The Council therefore considers the scheme does not meet a number of local and 

national policies. Namely local policies EN1 and EN27 of the Saved Local Plan 1998 

relating to sustainable development and the layout and design of development, as well 

as DC18 relating to the loss of a property of local character and EN6 which requires 

development to conserve or enhance the natural beauty and character of the 

landscape; and broader policies relating to the intrinsic quality of the historic 

environment in the Core Stagey SP02.  

8.3 I have explained that there are heritage assets whose significance would be impacted 

by the proposals for development within their settings. Although it would be possible to 

address some elements through amendments to the design, the current scheme does 

not offer any heritage benefits and instead would cause harm to the heritage assets 

identified by the Council. The planning balance is for the decision maker to determine. 

8.4 The significance of each of the heritage assets has been identified and the impacts 

discussed. I have also discussed the Appellant’s failure to appropriately assess the 

heritage resource which means that opportunities to enhance or better reveal 

significance, avoid and/or mitigate harm have not been acknowledged or realised.  

8.5 I conclude that the Appeal Scheme is indeed – as the Council alleges – contrary to the 

various local and national policies cited in RfR3.  

Statement of truthfulness and professional endorsement 

8.6 Pursuant to Planning Inspectorate guidance ‘Procedural Guide: Planning appeals – 

England Updated 13 June 2023), in particular Section 13 – expert witness, I confirm 

that the evidence and opinions which I have prepared and provide in this Proof of 

Evidence herein are my true and professional opinions. 

 
Heather Hall – 25 August 2023 
 
(to be signed if required at opening of Inquiry) 
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1 – Boundary wall on Rocks Road, enclosing Lake Wood 

2 – Historic access between Lake Wood and the Appeal Site, seen on the 2nd Edition OS map 
(Appendix 7), now a ‘desire line’, and view north from the path at the entrance to Lake Wood, 
where the development in the south-east corner will be seen through the vegetation 



3 – View NW from within the Appeal Site, accessed from the above historic access



4 – Informal ‘desire lines’ and visibility from the northern path in Lake Wood, connecting to the Appeal Site 



5 – Desire line linking Lake Wood with the Appeal Site 



6 – View north across the Appeal Site from the top of the desire line 

7 – View north-east across the Appeal Site towards the Downlands Farm group from the top of 
the desire line



8 – View east on the upper, northern path within Lake Wood 9 – View south along the former carriage drive 



10 – View north across the Appeal Site from the former carriage drive where it emerges from 
Lake Wood 

11 – View south along the former carriage drive in Thirty Acre Wood, note the embankments on 
either side of the route 



12 – View north along the former carriage route in Thirty Acre Wood 



13 – View east towards Combe Bank from junction of the farm track with Snatts Road 

14 – View north along the farm track leading to Downlands Farm 



15 – View north-west to Swallow Barn from the top of the proposed pedestrian access 

16 – View of Swallow Barn from the former farm track and access to Partridges Oast and Oast 
Cottage 



17 – View of Partridges Oast from the former farm track and access to Oast Cottage 

18 – Oast Cottage from the former farm track and access to Swallow Barn and Partridges Oast  



19 – View of Swallow Barn outbuilding and Partridges beyond from the proposed pedestrian 
access 

20 – View east towards Downlands Farm group from the proposed pedestrian access, along the 
former farm track, the roof of Swallow Barn visible 



21 – View east towards Downlands Farm group from the proposed pedestrian access, the oast 
cowl of Partridges visible through the foliage 

22 – View west from the bottom of the former farm track, in the location of the proposed 
pedestrian access 



23 – View north-west across the Appeal Site from the eastern boundary  

24 – View north-east from high point of the Appeal Site towards the Downlands Farm group  



25 – View north-west from the high point of the Appeal Site



26 – Remains of the former footbridge over Rocks Road, as survives on the north (left) and south (right) sides of the road 



27 – View north from the entrance to Buckswood Grange, at the Snatts Road/Rocks Road 
junction  

28 – View south/south-west to Buckswood Grange from the entrance off Rocks Road 



29 – View south to Buckswood Grange corresponding with the rough location of the historic 
access 

30 – View south/south-east towards Buckswood Grange  



31 – Entrance to the Ice House, within the grounds of Buckswood Grange 

32 -  View south-east towards Rocks Park Estate West  from within the former parkland



33 – Caves and rocky outcrops within the former parkland   34 – Paths carved through rocky outcrops leading to the tunnel 



35 and 36 – Tunnel under Rocks Road, seek from the south (left) and north (right) sides 



37 – Designed paths through Lake Wood, looking east with rocky outcrops on the left 

38 – Designed paths through Lake Wood, looking east with rocky outcrops on the left 



39 – View south across the lake from the designed paths, looking towards the boat house and 
rock outlook 

40 – View south across the lake from the route of the carriage drive, wih views towards the boat 
house and rock outlook



41 – Carriage underpass within Lake Wood  42 – Inner face of the boundary wall and well-used paths 



43 – View north-west from the rocky outlook above the boat house, looking towards the carriage 
route 

44 – View north-east in the curtilage of Chicory Cottage 



45 – Rocky outcrops in the curtilage of Chicory Cottage 
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Uckfield & District Preservation Society, Hindsight, Volume 6, Summer 2000 – The Streatfeild 

Family and the Rocks Estate by Simon Wright pages 46-61   

 



































APPENDIX 3:  

1841 Uckfield Tithe Map  

a. Extract of map showing The Rocks estate 

b. Extract of map showing Shortbridge Lodge (plot 97) with extract of 

apportionment 

c. Extract of Tithe Apportionment relating to Streatfeild lands 

d. Figure 1, Annotated Tithe Map (full size) 

 













EXTRACTS FROM THE UCKFIELD TITHE APPORTIONMENT – colours keyed to the map shown on Figure 1 

 

DOWNLAND FARM: 

PLOT OWNER 
SURNAME 

OWNER FIRST 
NAME 

OCCUPIER 
SURNAME 

OCCUPIER 
FIRST NAME 

FARM 
NAME 

DESCRIPTION CULTIVATION 

22 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland No Mans Land Pasture 

23 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Day Field Pasture 

24 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland By Field Brook Pasture 

25 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Uckfield Acre Pasture 

50 Farncombe Mary Farncombe Mary Downland House, garden and lawn No data 

51 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Yards and buildings No data 

52 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland House and garden No data 

53 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Broomy Field Hops and arable 

54 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Orchard Orchard 

55 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Long Field Arable 

56 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Middle Field Meadow 

57 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Lower Field Pasture 

59 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Barn Field Meadow 

66 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland North Meadow Arable 

67 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Beechy Pit Arable 

69 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Hollow Field Arable 

70 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Gate Field Arable 

71 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Little Ox Pasture Pasture 

72 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Holly Banks Pasture and Rough 

73 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Upper and Lower Fairhazel Pasture 

510 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland No Mans Slip Pasture 

511 Streatfeild Richard 
Shuttleworth 

Brooker Napkin Downland Shaw Wood 

 
BRIDGE FARM (DOWLANDS FARM COTTAGES): 
 

PLOT OWNER 
SURNAME 

OWNER FIRST 
NAME 

OCCUPIER 
SURNAME 

OCCUPIER 
FIRST NAME 

FARM 
NAME 

DESCRIPTION CULTIVATION 

48½ Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Oasthouse No data 

60 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Hop Garden Field Hops 

61 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Lodge Field Meadow 

64 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

House Field Meadow 



64½ Streatfeild Richard 
Shuttleworth 

Richardson Vincent   House and garden No data 

88 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Coneyburrow Field Pasture 

93 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Copwood Mead Pasture 

137 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Yard and buildings No data 

246 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Broadlands, part of Hops 

247 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Lash Brook Arable 

256 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Broadlands, part of Arable 

257 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Workhouse Field Arable 

258 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Workhouse Plot Pasture 

260 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Old Bell Hops 

265 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

The Lag Pasture 

266 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Four Acre Brook Meadow 

267 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Bell Brook Meadow 

268 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Young Bell Arable 

276 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Yard and shed No data 

352 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

The Banks Pasture 

353 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

The Banks Pasture 

354 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Whatfords Field Arable 

355 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Lower Mead Meadow 

356 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Nonesuch Field Arable 

358 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Barn Mead Meadow 

359 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Barn and yard No data 

360 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Nine Acre Brook Meadow 

361 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Coach Road Field Arable 

368 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Barn Field Arable 

369 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Hollow Field Arable 

379 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Three Corner Field Meadow 

381 Streatfeild Richard 
Shuttleworth 

Hart Richard Bridge 
Farm 

Barn Field Meadow 

 
  



COMBE BANK: 
 

PLOT OWNER 
SURNAME 

OWNER FIRST 
NAME 

OCCUPIER 
SURNAME 

OCCUPIER 
FIRST NAME 

FARM 
NAME 

DESCRIPTION CULTIVATION 

45 Streatfeild Richard 
Shuttleworth 

Clayton Emelius Combe 
Bank 

Garden No data 

48 Streatfeild Richard 
Shuttleworth 

Clayton Emelius Combe 
Bank 

Hunters Pit Meadow 

49 Streatfeild Richard 
Shuttleworth 

Clayton Emelius Combe 
Bank 

House, yard and lawn No data 

62 Streatfeild Richard 
Shuttleworth 

Clayton Emelius Combe 
Bank 

Combe Orchard Orchard 

 
 
ROCKS MANSION: 
 

PLOT OWNER 
SURNAME 

OWNER FIRST 
NAME 

OCCUPIER 
SURNAME 

OCCUPIER 
FIRST NAME 

FARM 
NAME 

DESCRIPTION CULTIVATION 

20 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Harts Plantation Wood 

26 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Long Wood Wood 

26½ Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Sharman Reed Wood Wood 

58 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Timber yard Pasture 

63 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Boney Plantation Plantation 

65 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Fir Grove Plantation 

74 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Rocks Wood Wood 

75 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Lawn, part of Rocks and rough 

76 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks The Birches Wood and rough 

77 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks The Birches Wood and rough 

80 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Barn and yard No data 

81 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks The Lawn Pasture 

82½ Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks The Shaw Wood 

82 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Little Hop Garden Arable 

83½ Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks The Shaw Wood 

89 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Sawpit Wood Wood 

91 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Plantation Wood 

106 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Pierpoints Wood Wood 

107 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Kiln Wood Wood 

109 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Orchard Wood Wood 

110 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Copwood Garden Garden 

112 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Pigeon House Shaw Wood 



129 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Long Field Arable 

130 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks The Brench Meadow 

132 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Laines Arable 

133 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Stable Mead and lains Meadow 

134 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Mansion, offices &c No data 

135 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Garden No data 

136 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Cottage and garden Garden 

245 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Nursery and orchard Nursery and orchard 

350 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Oval Rock Wood 

351 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks The Banks Wood 

357 Streatfeild 
Richard 
Shuttleworth 

Streatfeild 
Richard 
Shuttleworth 

Rocks Hundred Acres Wood 

390 Streatfeild Richard 
Shuttleworth 

Streatfeild Richard 
Shuttleworth 

Rocks Orchard Orchard 

 
 
OTHER TENANTED LANDS: 
 

PLOT OWNER 
SURNAME 

OWNER FIRST 
NAME 

OCCUPIER 
SURNAME 

OCCUPIER 
FIRST 
NAME 

FARM 
NAME 

DESCRIPTION CULTIVATION 

68 Streatfeild Richard 
Shuttleworth 

Kidd John  Great Field  

78 Streatfeild Richard 
Shuttleworth 

Kidd John  Kidds Garden  

279 Lidbetter Wlliam Henry Kidd John; and 
others 

 House, Garden and Stables  

295 Streatfeild Richard 
Shuttleworth 

Kidd John  warehouse  

 

PLOT OWNER 
SURNAME 

OWNER FIRST 
NAME 

OCCUPIER 
SURNAME 

OCCUPIER 
FIRST 
NAME 

FARM 
NAME 

DESCRIPTION CULTIVATION 

47 Streatfeild Richard 
Shuttleworth 

Eade Jane  Old Hop Garden  

236 Reed Elizabeth Reed Elizabeth   Open yard, in Uckfield  

Eade Jane  

248 Streatfeild Richard 
Shuttleworth 

Eade Jane  Lash Brook  

 



 
 

Downlands Farm 

Bridge Farm 

Combe Bank 

The Rocks 

Mary Farncombe 
Hop Garden Field 

Barn Field 

Lodge Field 

House Field 

Hunters Pit 

Oasthouse 

Combe Orchard 

Lower Field 

Middle Field 

Long Field 

Timber Yard 
Orchard 

Broomy Field 

Long Wood 

Great Field 

Beechy Pit 

Hollow Field 

Gate Field 

North Meadow 

Little Ox Pasture 

Fir Grove 

Cottage & Garden 

Boney Plantation 



APPENDIX 4:  

1840 Maresfield Tithe Map extract with extract of Apportionment, carriage drive passing 

through plots 2005 and 2006 

 













APPENDIX 5: 

Figg Maps 1829:   

a) The Rocks Mansion and Certain Lands in the Parish of Uckfield 

b) Part of Copwood and other Lands in the Parishes of Uckfield and Isfield 

(showing Lake Wood) 

c) Downland Farm, Shermanreed and other Lands in the Parishes of Uckfield and 

Maresfield 

 









APPENDIX 6:  

Hunter’s Pit – photographs from sales particulars 

 



Property valuation - Hunters Pit, Rocks Road, Uckfield, Wealden, TN22 3PS | The Move Market 
 

 
 

 
 

https://themovemarket.com/tools/propertyprices/hunters-pit-rocks-road-uckfield-tn22-3ps


 
 

 
 



 
 

 
 



 



APPENDIX 7:  

OS Map extracts – 1st edition, 2nd edition, 3rd edition, 1975 and 1992 

 



  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
First Edition 6-inch OS Map surveyed in 1873-4 and published in 1878, showing carriage route through from Shortbridge to Budletts Common. 
 
Sheet XXVII (northern portion): https://maps.nls.uk/view/102347620  
Sheet XL (southern portion): https://maps.nls.uk/view/102347659 
 
 

 

https://maps.nls.uk/view/102347620
https://maps.nls.uk/view/102347659


 
 
 
 
 
 
 
Extract from Second Edition 25-inch OS map, revised 1898 and published 1899  
 
Sheet XXVII.16 (northern portion to Budletts Common): https://maps.nls.uk/view/103669531  
Sheet XL.4 (southern portion, including Lake Wood): https://maps.nls.uk/view/103670863 
Sheet XL.3 (western portion to Shortbridge Lodge): https://maps.nls.uk/view/103670854  
 
 

https://maps.nls.uk/view/103669531
https://maps.nls.uk/view/103670863
https://maps.nls.uk/view/103670854


 
 
Extract of Third Edition 25-inch OS map, revised 1908 and published 1910  
 
Sheet XXVII.16 (northern portion to Budletts Common): https://maps.nls.uk/view/103669528  
Sheet XL.4 (southern portion, including Lake Wood): https://maps.nls.uk/view/103670860 
Sheet XL.3 (western portion to Shortbridge Lodge): https://maps.nls.uk/view/103670851  
 
 
 

https://maps.nls.uk/view/103669528
https://maps.nls.uk/view/103670860
https://maps.nls.uk/view/103670851


    
1975 OS map             1992 map   



APPENDIX 8:  

Public representations of Mrs M Stephens 

 



Mrs Turner Wealden Planning.


5th September 2022.


Dear Mrs Turner,


I object to Planning Application WD/2022/1637/MEA for the following reasons:


Infrastructure 

The infrastructure cited by the developer to support the development is already at capacity. 
especially Surgeries and Schools within walking distance of the development. 


The Meads Surgery’s website states that they are not taking any new patients and there is no 
waiting list. Surgeries are already overwhelmed and yet developments are being put forward. The 
knock on effect of this will be that surgeries further afield such as Bird in Eye, Buxted Surgery and 
the Minor Injuries Unit at Bird in Eye will also become overwhelmed. The health of Uckfield’s 
current residents will be put at risk if developments are approved without the sufficient GP 
infrastructure. 


Rocks Park and Holy Cross Schools and Uckfield College are all currently at capacity and over 
subscribed. This means that pupils and students will have to use public transport or be driven to 
and from the next nearest available establishment, making roads within the town even more 
congested and gridlocked at peak times. I note that the developer has recommended a 
community/school bus. However, planning multiple routes, timings, the length of journeys, and 
the cost make this proposal questionable. In reality the car will be the default mode of transport 
for the majority of parents.


NPPF 20  says ‘strategic policy must make sufficient provision for….. (b) infrastructure for 
transport, telecommunications, security, waste management, water supply, wastewater, flood risk 
and coastal change management, and the provision of minerals and energy (including heat);

(c) community facilities (such as health, education and cultural infrastructure); …….etc.’ 


Therefore, if sufficient provision cannot be guaranteed the development should be refused.


Travel 

The Travel Plan proposes pedestrians use existing footpaths into Uckfield Town Centre. The two 
routes proposed via Downlands Copse and via the Boardwalk (Rocks Road) have multiple steps. 
Navigating steps with a pram, pushchair, wheelchair, or young children is at best impractical and 
at worst impossible.


As a resident of Buckswood Grange I am gravely concerned that neither the Application, Travel 
Plan nor the Road Safety Report give consideration as to how the proposed changes to the 
Snatts Road, Rocks Road junction (to accommodate the pedestrian board walk and cycle path)  
will affect road safety. In particular the blind bends and deep shade that currently severely restrict 
visibility, the 60mph limit that will be still in force immediately outside our gates, the new 
pedestrian crossing (to be situated immediately to the right of our gates) and flooding at the 
junction during heavy rain with cascading water down Rocks Road to the low depression by 
Hunters Way. It is extremely unsatisfactory that road users will have contend with these issues 
while being mindful of pedestrians, vehicles and cycles emerging from six points simultaneously. 
These safety issues affect residents of Buckswood Grange and the safety of other road users and 
pedestrians.


In addition to the above, the plans to widen the footpath along Rocks Road will, I believe, use 
land belonging to Buckswood Grange, ie in and around our gate and parallel to the existing 
pavement. Unacceptably there has been no consultation with Buckswood Grange about the 
developers intentions.




 
The SANG (Suitable Alternative Green Space) and Woodland Car Park entrance and exit is 
inappropriately located in Snatts Road. The road itself is a narrow and winding country road, with 
parked cars dotted along its northern end for approximately 1/4 mile making progress along the 
road hazardous and sometimes stop start due to queuing cars.  Due to the 60mph speed limit on 
the southern section, cars often speed the whole length of the road, so much so that they take 
the tight and mostly blind bends in the middle of the road. The junctions at either end of Snatts 
Road are very hazardous with restricted visibility (see comments above regarding the junction 
with Rocks Road) the junction with London Road is an accident black spot due to poor visibility 
when turning, the volume of cars, parked cars immediately left of the junction, the immediate right 
turn to Buxted, frequent flooding, and pedestrians crossing on the road due to no pavement.  
Residents on Snatts and Rocks Road will be affected by increased volume and traffic noise 
traveling to and from the SANG carpark. The Little Horsted SANG car park has increased traffic 
volume along the Horsted Lane reportedly by 7000 cars a month. 


The Transport Assessment accompanying the application states in para 3.14 that the critical 
periods for assessing traffic volume are weekday (7.00 to 10.00) and evening (16.00 to 19.00) 
however the Road Safety Report states the SANG Carpark Access was assessed on 2nd 
December 2020 between 11.00 and 13.00 and the Rocks Road site on 14th December between 
11.30 and 13.00. It is therefore no surprise to me that at these off peak times the traffic was 
assessed to be light to moderate. Also a factor to be taken into account is that we were on the 
verge of a COVID lockdown announced by the PM on 19th December 2020. It is reasonable to 
conclude therefore, that traffic would have been light during the run up to the announcement. The 
data therefore is flawed and not a true representation of traffic movement on Rocks Road or 
Snatts Road.


The National Planning Policy Framework para 110 (b) states that in considering 
development proposals the Authority should ensure that safe and suitable access to the 
site can be achieved for all users, and states that one of the reasons for refusal is if there 
would be an unacceptable impact on highway safety.  Therefore this Application should be 
refused on the basis of the unacceptable impact on road safety for pedestrians, cyclists 
and motorists at Snatts and Rocks Road. 

SANG and Woodland Park 

I object to the ‘Strategic SANG’  for the following reasons: The Application’s covering letter from 
Barton Willmore on behalf of Gleeson states: ‘The SANG seeks to mitigate the potential impacts 
arising from the proposed development, as well providing capacity to offset visitor pressure 
arising from an additional 424 dwellings from other developments’. This implies that if the SANG 
is approved it will be a lever to obtain planning approval for an additional 424 dwellings, which is 
totally inappropriate due to the lack of infrastructure and a sustainable Transport Plan as 
mentioned previously in this letter. NB: This current development proposes a total of 800 spaces 
plus the two SANG carparks, if another development is approved off the back of this, there are 
likely to be 1600 car park spaces plus the two and probably more car parks for the SANG. Such 
numbers are not sustainable on the existing local road network.


The Woodland Park winds its way through the Ancient Woodlands of Budletts Wood North, 
Shermanreed Wood and part of the A22 Corridor. Although these woodlands have a few 
meandering informal footpaths currently enjoyed by locals, the sheer volume of people and dogs 
that will be attracted to this area will be unsustainable causing harm and deterioration to the 
woodland and the wildlife it supports. The SANG and Woodland Park has capacity for 2,036 
residents based on 848 residential units, however as there is no control over numbers entering the 
SANG it is likely that this number could be exceeded. The sheer volume of people, and dogs off 
the lead will disturb this precious wildlife habitat. The fencing used to deter and contain people 
and dogs in the woodland will also be barriers for wildlife, sectioning off their existing habitats. It 
appears that there is no real appreciation for how muddy and boggy parts of the woodland 
become after rain, and as it is human nature go around an obstacle, explore off the path or create 
a short cut, human and dog interference is a real threat to the habitat and wildlife. 




The SANG and Woodland Park is an area that is created for human recreation not wildlife 
conservation, the flora will be newly planted and will not recreate the established habitats that are 
currently at Downlands Farm and surrounding woodlands and hay meadows. Wildlife corridors 
and habits will be removed, changed or built upon forcing the wildlife into an ever deceasing area 
of countryside. Bio Diversity Net Gain cannot be obtained via a building development SANG, 
destroyed habitat can never be recreated, for example, the dormice*, bats, **Great Crested Newts 
will be lost due to predation by domestic dogs and cats, the *** Curlew will never land on houses, 
roads or man-made woodland rather than naturally existing green fields or naturally occurring 
mature woodland. 


Cycle paths are included in the Application for healthy human recreation in and around the SANG 
and transport to and from the local area. However, will the amount of Ancient Woodland, 
woodland and hedgerow that will be destroyed to accommodate them be sufficiently offset by the 
planting of saplings and young shrubs? I think not, because the vegetation that will be destroyed 
is mature which offers protection, shelter and food for wildlife. Newly planted immature trees and 
shrubs will take years before they are suitable to sustain wildlife, in which time the rich and varied 
species that we hold dear will have vanished. Therefore there will be no bio diversity net gain. In 
addition cycle paths through the Ancient Woods will bring urbanisation and mechanisation to the 
heart of the countryside.


According to NPPF Section 15, para 180 A ,   Protect and Enhance Biodiversity, if significant 
harm resulting from development cannot be avoided… then planning should be refused.  
According to the Standing Advice planning permission should be refused if development will 
result in the loss or deterioration of ancient woodland, ancient trees and veteran trees is Standing 
Advice is upheld by The National Planning Policy FrameWork Section 15 Paragraph 180c. 

NB: Enhanced protection of irreplaceable habitats is under review . 

Conservation status of Dormice:

Protected in the UK under the Wildlife and Countryside Act, 1981. Priority Species under the UK Post-2010 Biodiversity Framework. Listed as a European 
Protected Species under Annex IV of the European Habitats Directive. (source: wildlifetrusts.org)


**Conservation status of Great Crested Newt

Protected in the UK under the Wildlife and Countryside Act, 1981. Priority Species under the UK Post-2010 Biodiversity Framework. Listed as a European 
Protected Species under Annex IV of the European Habitats Directive.(source: wildlifetrusts.org)


*** Conservation status of Curlew

Classified in the UK as Red under the Birds of Conservation Concern 4: the Red List for Birds (2021). Priority Species under the UK Post-2010 Biodiversity 
Framework. Listed as Near Threatened on the global IUCN Red List of Threatened Species. (source: wildlifetrusts.org)


Species 

There is a rich and diverse range of wildlife throughout Downlands Farm and Lake Wood. Over 70 
species of birds; mammals include  dormice, voles and shrew; insects include dragonfly 
and over 150 different moths and bu es. The interconnected habitats enable wildlife to move 
freely between Lake Wood and Budletts Common and enable them to forage, feed and breed in 
safety. Endangered species also thrive because of the shelter that this unbroken wildlife corridor 
provides. These include 17 species of birds, dormice, Barbastelle bat and Great Crested Newts. 
These all will be impacted by the disruption and removal of their natural habitats. 


Fir Tree Grove. 


Sylvan’s Botanical Report, appended to the Application, confirms that Fir Tree Grove is Ancient 
Woodland which supports many Ancient Wood Indicators (AWI) Species. However, the report is 
constructed to question the quality and frequency of occurrence of the AWIs so that the board 
walk and cycle path can justifiably be plotted through the less AWI rich areas, translocating plants 
where necessary to achieve this. According to Ancient Woodland Standing advice, an Ancient 
Woodland does not have to have continuous tree cover across the whole site, not all trees in the 
woodland have to be old, and open ground both temporary and permanent is an important 
component of ancient woodland. Therefore to argue that one area in an Ancient Woodland is 
more suitable for the board walk and cycle path than another is not supported by the Standing 



Advice, as all ancient woodland is an irreplaceable habitat and as such must not be disturbed or 
destroyed.


The Standing Advice also advocates that at least a 15m buffer zone is observed around the 
perimeter of an Ancient Woodland to protect the wood as whole, individual trees (whether young, 
old or veteran) and their root systems from the effects of disturbance. Therefore there can be no 
entry or exit points for the cycle and pedestrian paths because in creating them the 15m buffer 
zone will be infringed and Ancient Woodland would be disturbed or destroyed.

 

Additionally, they identify Veteran Beech and Oak trees in the Grove but their location is not clear 
nor is the protection that will be afforded to them. Ancient Woodland Standing Advice states that 
Veteran trees are irreplaceable habitats and as such must be protected from harm.


The construction of both raised paths includes drilling through the ancient soils and the lower 
cretaceous sedimentary sand rocks. The presence of humans, dogs and cats from the 
development will have a negative impact on the wildlife using the Ancient Woodland and Veteran 
Trees through predation, littering and disturbance. The presence of lighting will disturb nocturnal 
creatures. Even though the lights are billed non spill, surely the lighting must be bright enough for 
people to see their way and for their safety? Therefore the raised lighting levels will negatively 
impact nocturnal wildlife and the dark skies. All these infringements on the Ancient Woodland will 
result in the loss of irreplaceable habitat and species. The development as a whole will separate 
sections of habitat by destroying existing wildlife corridors, making areas less diverse.


Another concern is that during the construction of the cycle path and pedestrian walkway, sand 
stone rock outcrops will be either drilled through, cut or completely removed as part of the 
earthworks phase. As far as I can see none of these sandstone outcrops have been assessed for 
the plant and fern species that may be growing on them. It is known that some Sandstone 
outcrops can support very rare species, therefore until a study has been completed there can be 
no assessment of potential harm or of biodiversity net gain.


The Applications supporting plans and artistic representation show the area in present location of 
Chicory Cottage as cleared and completely open to Snatts and Rocks Road. This area will 
become a magnet for gatherings of people causing disturbance to the wildlife and close 
neighbours.


According to the Standing Advice planning permission should be refused if development will 
result in the loss or deterioration of ancient woodland, ancient trees and veteran trees. Standing 
Advice is upheld by The National Planning Policy FrameWork Section 15 Paragraph 180c. 

According to NPPF Section 15, para 180 A ,   Protect and Enhance Biodiversity, if significant 
harm resulting from development cannot be avoided… then planning should be refused.  

NB Enhanced protection of irreplaceable habitats is under review. 

A22 Roundabout and Emergency Access 

The proposed roundabout, its visual splays and the Emergency Access will punch through, 
destroy and disturb Ancient Woodland. Additionally, the proposal does not observe the 15m 
perimeter buffer required by Standing Advice to protect an Ancient Woodland from disturbance 
caused by the Development. Magic DFRA mapping is provisional, meaning that it is continually   
being updated, however by referring to older mapping, for example the map included in Appendix 
1 of the Application, Landscape Visual Base Line Image EDP 4.2: Extract of Second Edition 
Ordnance Survey Map, 1899; it is clear to identify that the Site’s A22 woodland corridor was in 
fact part of the much the larger Ancient Woodland of Thirty Acre Wood. This also can clearly be 
demonstrated on the Woodland Trust Ancient Tree Inventory map and toggling between satellite, 
ordnance and Ancient mappings.


Therefore all of the Site’s A22 corridor extending to/from Lakewood (LWS) is an Ancient Woodland 
Site, albeit a mixture of ancient woodland, plantations on ancient woodland soils and ancient 
semi-natural woodland. According to Ancient Woodland Standing advice, not all trees in the 



woodland have to be old, and some open ground both temporary and permanent is an important 
component of ancient woodland. Nonetheless all are afforded equal protection under Ancient 
Woodland Standing Advice. 


Butchers Wood (LWS) ,opposite Lakewood (LWS) on the other side of the A22, is also at risk of 
loss/damage to its Ancient Woodland and significant lines of sandstone outcrops which lie close 
to the bypass. These habitats support rare species such as wild daffodil and bryophytes. It is of 
concern that the A22 roundabout and visibility splays for the A22 through traffic eat into these 
precious habitats.


Furthermore this Ancient Woodland corridor to/from Lake Wood forms a continuous canopy and  
supports a thriving dormice community. Lake Wood is part of the National Dormouse Monitoring 
Programme NDMP which monitors this protected and priority species. Dormice need a 
continuous canopy to move through the woodlands to forage as they do not move across ground. 
However when they hibernate they build their nests near to ground level. The Roundabout and the 
Emergency Access will destroy the continuous canopy and predation from domestic cats and 
dogs will become a real threat.  Being nocturnal creatures they also will be negatively impacted by 
light pollution emanating from the A22, the roundabout, the Emergency Access  and the 
development itself.  


The mitigation for loss of dormice habitat by planting new woodland and shrubs will be a long 
term solution not an immediate fix as the trees and shrubs will take years to mature enough so as 
to give the dormice sufficient interconnecting tree canopy, habitat and protection. Therefore there 
can be no biodiversity net gain.


National Planning Policy States, Section15 Paragraph 180c,  that if a development will result 
in the loss or deterioration of irreplaceable habitats (such as ancient woodland and ancient 
or veteran trees) planning permission should be refused. According to NPPF Section 15, 
para 180 A,   Protect and Enhance Biodiversity, if significant harm resulting from 
development cannot be avoided… then planning should be refused.  

According to NPPF Section 15, para 180 A ,   Protect and Enhance Biodiversity, if significant 
harm resulting from development cannot be avoided… then planning should be refused.


Conservation status of Dormice: 

Protected in the UK under the Wildlife and Countryside Act, 1981. Priority Species under the UK Post-2010 Biodiversity 
Framework. Listed as a European Protected Species under Annex IV of the European Habitats Directive. (source: 
wildlifetrusts.org) 

NB Enhanced protection of irreplaceable habitats is under review. 

Longwood Gill and the Woodland Surrounding Pond 6. 

Longwood Gill and the woodland surrounding the pond are clearly shown on Extract of Second 
Edition Ordnance Survey Map, 1899. Longwood Gill and the surrounding woodlands of Thirty 
Acre Wood, Shermanreed Wood, Lake Wood, Fir Tree Grove are also depicted on this map and all 
are Ancient Woodlands. 


Pond 6, its surrounding woodland, the mature hedgerow between the pond and Longwood Gill, 
and surrounding fields provide essential habitats for the Great Crested Newt which has been 
recorded for many years as being present at this pond site. Notably by Professor Bee Bee in 
2007, whose assessment was that the presence of Great Crested Newts at this site was of county 
importance and SSSI worthy. Dr Stenning has appended Professor Bee Bee’s findings to his 
comments submitted 12th August 2022.

 




Great Crested Newts require both terrestrial and aquatic habitats, spending the majority of their 
life on land sometimes hundreds of metres from ponds or other water sources, migrating to ponds 
in the spring to breed. A wide range of habitats are used by the species including grassland, 
woodland (with a preference for deciduous woodland), scrub and mature hedgerows, especially 
during hibernation/over wintering. During this period the newts can be almost undetectable below 
ground, in voids in banks, log piles etc. The species is particularly vulnerable to changes in its 
environment due to its reliance on both terrestrial and aquatic habitats. Great crested newts also 
have more exacting pond requirements, so typically have not been able to take advantage of 
garden ponds like smooth newts and frogs, for example. Source https://www.discoverwildlife.com/
animal-facts/amphibians/facts-about-great-crested-newts/


Therefore, Great Crested Newts, the pond and sounding habitats require ultimate protection from 
harm, which is not afforded by the proposal for a recreational area immediately adjacent to the 
pond and hedgerow, neither will the newts be protected from the predation of domestic animals, 
and human disturbance. 


Conservation status of Great Crested Newt

Protected in the UK under the Wildlife and Countryside Act, 1981. Priority Species under the UK Post-2010 Biodiversity Framework. Listed as a European 
Protected Species under Annex IV of the European Habitats Directive.(source: wildlifetrusts.org)


According to NPPF Section 15, para 180 A ,   Protect and Enhance Biodiversity, if significant 
harm resulting from development cannot be avoided… then planning should be refused.  

Longwood Gill is confirmed as important Ancient Woodland at County and District level; although 
the developer states that it is not included in the SANG, in fact the base of Longwood Gill is within 
the SANG boundary. However whether included in the SANG or as part of the development it is all 
open to harm. It is understood that the proposal is to fence off this area due to the safety risk 
posed by the steep sides of the Gill, its propensity to flood and fast flowing water. However, there 
will be  impacts on the wildlife that use this Gill, the woodland, and the watercourse that flows to 
the Shortbridge Stream (cypinid and salmonid). These impacts will be caused by human 
disturbance, the construction of the development and likely contamination (due to dust 
deposition, surface run-off of contaminants or silt) [which the developer admits will happen in the 
case of Lake Wood! See below], restriction of wildlife from using the habitat within the Gill due to 
fencing, and predation from domestic animals. It is human nature to climb and explore what is on 
the other side of a fence, and therefore Longwood Gill is in danger of becoming an informal 
addition to the SANG. Furthermore there should be no SuDs near Ancient Woodland or Ancient 
Wet Woodland, bigger protective buffers are required so that the Gill’s hydrology is not affected. 
Therefore this scheme will certainly cause the loss and deterioration of an irreplaceable habitat. 


National Planning Policy States, Section15 Paragraph 180c,  that if a development will result 
in the loss or deterioration of irreplaceable habitats (such as ancient woodland and ancient 
or veteran trees) planning permission should be refused


NB Enhanced protection of irreplaceable habitats is under review. 

Lakewood  

Lakewood (LWS) adjoins the development boundary and managed by the Woodland Trust. 
Lakewood is an Ancient Woodland with a rare Peat Fed lake at its heart and flanked by sandstone 
rock outcrops.


The 424 housing development will immediately abut the boundaries of Lake wood and will be on 
higher ground above the lake, which is at the bottom of a Gill. Water currently flows from the hay 
meadows creating the right composition and quality of the water needed to support this rare peat 
fed lake. Lakewood is a completely natural environment highly sensitive to change or 



contamination with a truly complex freshwater ecosystem which is in conservation by the 
Woodland Trust. It recognised as a Local Wildlife Site and Local Geological Site for earth sciences 
due to the surrounding sandstone rock outcrops. In addition, the lake supports endangered 
species and priority wildlife including over 70 bird species and European Eels which migrate to/
from the Sargasso Sea and are a UN Critically Endangered, IUCN Red List, UK BAP Priority 
Species.  


The Developer in their Environmental Impact Assessment Non Technical states that ‘The 
construction of the Development would result in some minor adverse effects on Lake Wood LWS 
(due to dust deposition, surface run-off of contaminants or silt), as well as on faunal species 
including Foraging and Commuting Bats, Dormouse, Birds, Great Crested Newt and reptiles’ This 
is such a fragile and delicate habitat which supports a peat bog and peat fed lake, rare species 
and watercourse that flow directly into the protected Shortbridge Stream. Surely any 
contamination is unacceptable and the slightest change could be catastrophic. They say their 
mitigations would result in the residual effects being negligible. However, what does negligible 
mean in this instance? The risk of contamination no matter how small is not worth taking because 
there is a risk that the natural balance will be tipped and may never recover and therefore 
planning approval should not be given.


Para 18 a of the National Planning Policy States if significant harm to biodiversity resulting from 
a development cannot be avoided ………………then planning permission should be refused;


National Planning Policy States, Section15 Paragraph 180c,  that if a development will result 
in the loss or deterioration of irreplaceable habitats (such as ancient woodland and ancient 
or veteran trees) planning permission should be refused


NB Enhanced protection of irreplaceable habitats is under review . 

Historic Setting 

Buckswood Grange Grade II listed (formerly The Rocks) is part of the old Streatfeild Estate and is 
located off Rocks Road, Uckfield. The Streatfeild family from the 1800’s to the 1900’s were central 
to the evolution and prosperity of Uckfield. The Rocks was designed by the architect Sydney 
Smirke, a notable architect of his day. His work includes the Hall of Inner Temple and the Circular 
Reading Room at the British Museum  https://en.wikipedia.org/wiki/Sydney Smirke. The pleasure 
grounds and gardens of the Estate included (but by no means limited to) Lakewood, Downlands 
Farm and Budletts Common, all linked by a carriage way starting from The Rocks through to 
Budletts Common. Some of the carriageway still survives today. Fir Tree Grove and what is now 
known as West Park Local Nature Reserve were also part of the larger Rocks Estate and pleasure 
grounds. Richard Shuttleworth Streatfeild was responsible for the design and planting of the 
garden, pleasure grounds, Lakewood and Fir Tree Grove. He was greatly influenced by William 
Gilpin, who originated the Picturesque style of landscaping and authored the book ‘In Search of 
the Picturesque’, and by Lord Sheffield another Picturesque devotee. 


A pedestrian tunnel, which is still in use by the residents of Buckswood Grange, seamlessly links 
Lakewood with the grounds of The Rocks/Buckswood Grange. Residents still value walking in the 
footsteps of the Streatfeild’s  through the grounds, around the sandstone outcrops, past the 
adjoining West Park Local Nature Reserve, and via the pedestrian tunnel to  ‘Picturesque’ 
Lakewood and then onward to admire the ancient hay meadows, ghylls and wet and ancient 
woodlands of Downlands Farm. Beyond are the far reaching and timeless views of open 
countryside towards the Ashdown Forest.


The entrance gates to Buckswood Grange are diagonally opposite Fir Tree Grove and Chicory 
Cottage at the point where the proposed cycle path and pedestrian walkway will emerge. 
Therefore, Buckswood Grange entrance will only be separated from the development by the width 
of Rocks Road. The setting for the entrance currently is a narrow country lane lined by a wooded 
embankment, sandstone outcrops, mature and ancient woodlands. If the development goes 
ahead at the Rocks/Snatts Road junction the nature of the setting would change totally  
unacceptably and irreversibly. Woodland would be lost and fragmented, there would be a gaping 
and open view to where once Chicory Cottage stood (home to the last Streatfeild) their garden 



embankment cut away to allow for the accommodation of the cycle and pedestrian paths. 
Additionally the pedestrian crossing, road markings, visual splays and traffic priority layout will 
urbanise the current rural setting. 


Buckswood Grange Grade II sits within part of its original grounds and gardens. However, 
Lakewood, West Park Local Nature Reserve, Fir Tree Grove and Downlands Farm through to 
Budletts Common were all part of the original Rocks Estate and are therefore all integral to 
Buckswood Grange’s historic setting . Any development on any part of the former estate 
especially on the Downlands Farm fields will totally, unacceptably and irreversibly eradicate its 
historic setting.


The Streatfeild’s were central to the evolution and prosperity of Uckfield, therefore their long 
standing architect designed family home, The Rocks (Buckswood Grange Grade II) can be 
defined as a building of local historic value (a historic asset) and as such its setting is of equal 
importance and value and should preserved for future generations.


Reference: The Setting of Heritage Asset’s Historic Environment Good Practice Advice. 
Planning Note 3  

NPPF 189 states, Heritage assets range from sites and buildings of local historic value to 
those of the highest significance, such as World Heritage Sites which are internationally 
recognised to be of Outstanding Universal Value 66 . These assets are an irreplaceable 
resource, and should be conserved in a manner appropriate to their significance, so that 
they can be enjoyed for their contribution to the quality of life of existing and future 
generations 67 


In conclusion: Downlands Farm is an intact part of an ancient landscape to the north of Uckfield. 
This beautiful landscape encompasses Lakewood LWS and extends across Ancient Woodlands 
to Budletts Common. Uninterrupted views of the Ashdown Forest loom on the horizon. This is our 
green lung, our area of treasured beauty and wildlife and must be preserved in its natural state for 
future generations.






APPENDIX 9:  

Public representations of Dr Martin Stenning (‘DMS22’ dated 12 August 2022 and ‘DMS23’ 

dated 20 January 2023) 

 



Dr Martyn J. Stenning M.Phil. D.Phil. MRSB. CSci. 

 54 Selby Rise 
Uckfield 

East Sussex 
TN22 5EE 

  

Mrs C. Turner 

Case Officer 

Development and Building Control Wealden District Council (WDC) 
Council Offices 
Vicarage Lane  

Hailsham East Sussex BN27 2AX  

App Ref: WD/2022/1637/MEA - Land at Downlands Farm, Nr TN22 2AR 

Proposal: Hybrid planning application comprising: outline application (with all matters 
reserved except for access) for the erection of up to 424 no. residential dwellings including 
affordable housing, the provision of vehicular, pedestrian and cycle access and separate 
emergency access from the Uckfield bypass (A22), pedestrian and cycle access from 
Snatts road, open spaces including children's play space, sustainable urban drainage 
systems, associated landscaping, infrastructure and earthworks; and full application 
comprising creation of a strategic sang, associated landscaping and car parking, and 
demolition of existing residential property and other buildings and provision of 
pedestrian and cycle access from rocks road, associated landscaping, infrastructure and 
earthworks. Site: WD/2022/1637/MEA: - Land at Downlands Farm, Uckfield.  

Dear Mrs Turner, 
 
As a regular Consultee of WDC, a Chartered Scientist and a professional Ecologist with 
some 40 years training in life sciences at the Brighton College of Technology and the 
University of Sussex I would like to comment in detail on the inappropriateness of the 
above planning proposal.  This is because without the detailed knowledge of the 
consequences of an action such as is being proposed, it is possible that serious mistakes 
can be made.  My focus will be on the environmental damage and loss of biodiversity that 
such a proposal would cause.  There are also technical issues associated with the plan, 
such as the site being outside any development boundary that I am aware of, and the 
impact on the residents of Snatts Road and adjacent dwellings and Budletts Common, 
the A22/26 and other infrastructure that also concern me, but others with greater 
knowledge of these issues will comment on them to you I am sure. I would also like to let 
it be known that I am not an “Adjoining/Neighbour”.  I do have an address in in Uckfield, 
but in the south of the town in Uckfield New Town.  I have not commented on any aspect 
of another development at Ridgewood Farm in Uckfield South where, if houses are 
required, the proposed numbers there would be more than sufficient, and the location 
could be more appropriate to the local needs for housing, as long as environmental factors 
are given appropriate consideration, in my professional opinion.  
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I have been in contact with Mr Stacey Robins on the issue of Downlands Farm in recent 
years as I have a deep concern for the habitats, environment and the wildlife that 
currently occupy this unique landscape.  At the outset, I would like to comment that it 
was particularly cynical of the proposers to submit their application at the beginning of 
the 2022 holiday season, knowing that many of the interested parties opposing this 
proposal are likely to be away on holiday.  I believe that this is a deliberate tactic to 
minimise what I consider would otherwise have been a considerably larger public 
response to this consultation.   
 
I was an active participant in the public enquiry that concluded in 2009: 
 
PLANNING INSPECTORATE REF: APP/C1435/A/07/2046982/NWF 
PLANNING APPLICATION WD/2006/2855/MEA 
DOWNLANDS FARM UCKFIELD 
 
The summarised conclusion of the previous public enquiry was that the Planning 
Inspector stated verbally that Downlands Farm should never be built on, especially for 
reasons of landscape quality.  I respectfully urge you to read the inspectors report, as it 
is as relevant today as it was in 2009 when it was signed off by the Secretary of State for 
Communities and Local Government.  There were some particularly excellent points 
made to that inquiry from the CPRE The Countryside Charity, Sussex Wildlife Trust 
(SWT), Woodland Trust (WT) and Professor Trevor Beebee on behalf of the British 
Herpetological Society (BHS) and the Herpetological Conservation Trust (HCT). 
 
My situation is that I have been engaged in scientific research for the University of Sussex 
at Lake Wood (immediately adjacent to Downlands Farm) since 1987 when I embarked 
on my D.Phil. research there with the kind permission of Commander Norman Scarlett-
Streatfeild, the then owner.  Lake Wood was later passed into the ownership of the 
Woodland Trust, who were a major consultee at the last public enquiry.  Because of its 
high biodiversity and ancient character, Lake Wood has been used for many scientific 
ecology projects based at several British Higher Education institutions including 
University of Sussex, Bournemouth University, and Plumpton College.  Data collected at 
Lake Wood has been published in the international scientific press that has contributed 
to our knowledge of the onset and environmental consequences of climate change 
(references can be supplied on request).  I am co-author on many of these publications.  I 
also wrote and had published a book about my research, much of which was conducted 
in Lake Wood.  The book title is ‘The Blue Tit’ and it is published by Poyser & Poyser 
which is an imprint of Bloomsbury Publishing.  My overriding concern is that Downlands 
Farm, which is contiguous with Lake Wood, and is part of the same ecological complex 
of hills and ghylls, contains habitats of similar character and quality.  It is inevitable that 
the building of hundreds of houses, roads and other engineering projects and 
infrastructure would have disastrous impact on those habitats and the myriad of species 
living there, including those in Lake Wood.  I will enlarge on these points. 
 
I realise that the details of the current application are different to those of the one 
submitted in 2006, and fewer houses are proposed at this time.  However, even 424 houses 
plus infrastructure occupants and their pets would have severe detrimental effects on the 
existing habitats and the populations of life forms currently occupying them.  It is highly 
likely that once part of the land at Downlands Farm is occupied by housing, it will only 
be a matter of time before further building is proposed there.  As a Chartered Scientific 
Ecologist, I know and understand that it is impossible that the use of Downlands farm as 
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a site for human habitation could ever result in any form of meaningful biodiversity gain, 
which seems to be implied by the proposal.  Indeed, the use of the site by rarer and more 
sensitive species recorded there such as curlew, turtle dove and woodcock would cease.  
Each species has specific habitat requirements, and the scarcer ones and the majority of 
others would be displaced by the building of even a few houses at Downlands Farm.  
Dormice and bats would be hunted and killed by domestic cats and public pressure on 
ancient woodland, rocks and wetland habitats would render their value to wildlife 
unsustainable.  It is naive to believe that they could simply move or be moved elsewhere 
as suitable sites are becoming fewer and further between, as good sites such as Downlands 
Farm become increasingly unavailable to them.  Moreover, populations of animals in 
potential receptor sites would already be regulated by natural processes and 
translocation would lead to conflict and density dependent mortality. 
 
My scientific training as an Ecologist has allowed me to realise that the landscape and 
ecology of Downlands Farm is exceptional. This was concurred independently by 
Professor Trevor Beebee during the last public enquiry.  Professor Beebee is a leading 
British expert on reptiles and amphibians, and concluded that Downlands Farm is “an 
astonishingly good site” and qualifies to be designated as an SSSI using herpetological 
data collected from there.  I have personally recorded 73 species of birds, 23 species of 
mammals and 132 Lepidoptera species, at the site.  There are also other key ecological, 
archaeological, and geological factors that have been discovered there by me and others.  
One key factor is hydrology, as the ghyll valleys of Downlands Farm and Lake Wood 
drain into the Shortbridge Stream which is an EU designated Salmonid and Cyprinid 
waterway, meaning that migratory trout and members of the carp family use the 
watercourse to breed in.  The Shortbridge Stream and the lake at Lake Wood also 
supports migratory European eels (Anguilla anguilla) that swim from the Sargasso Sea 
to such places to grow for many years before returning to their origin to breed.  The 
Sphagnum peat fed lake at Lake Wood, which also supports a huge biodiversity of aquatic 
plants, invertebrates and vertebrates, including great crested newts, is also fed with water 
from Downlands Farm and would be jeopardised by the drainage engineering proposed 
by the developers. 
 
The existing environmental quality of Downlands Farm was recognised by the previous 
public enquiry, and nothing has changed there since 2009.  The fields have been leased 
out to a local organic farmer who has used them for harvesting silage and hay for animal 
fodder.  The fields have been described as ‘low quality agricultural land’ but are actually 
high quality biodiversity habitats.  It is an ecological principle that low fertility grassland 
leads to high biodiversity at many taxonomic levels.  The South Downs chalk grassland is 
a prime example of that and is often referred to in ecological publications.  Downlands 
Farm was once part of a large estate owned by the Streatfeild family and the fields were 
part of a dairy farm and used to graze cattle there.  The habitats, many of which are 
primeval in character, would be irreversibly and profoundly damaged by any 
development.  The proposed development would change the landscape irrevocably.  
Downlands Farm is a historic rural downland landscape described as being of High 
Weald character, punctuated by ancient woodland and prehistoric ghyll valleys formed 
during many planetary ice ages.  These valleys support a rare and biodiverse assemblage 
of native British species that have evolved there since the Younger Drias ice age that 
ended 10,000 years ago.  If permitted by WDC, these Sussex downlands would become a 
busy housing estate hostile to wildlife and would smother the timeless history and ecology 
of the site.  My species list, compiled over 35 years, can be supplied on request.  I also 
include the letter written by Prof. Beebee as an appendix.  Additionally, I include a 
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description of the Lake Wood ecology described in c. 1820 by Dr Gideon Mantell, the 
famous local first discoverer of the previous existence of Dinosaurs. 
 
There is a crescent of countryside habitats around the northern semicircle of Uckfield 
which is of particularly high quality for biodiversity.  This has been demonstrated by the 
number of designations that can be found there, including Buxted Park SSSI, Uckfield 
Cemetery LWS, Lake Wood LWS and LGS, West Park LNR LWS, I would also include 
Hempstead Meadows LNR which is also north of the River Uck and part of the Uck flood 
plain extending through Buxted Park.  Please may I also draw your attention to the fact 
that this crescent of land is also included within the WDC Biodiversity Opportunity 
Areas.  As such, it represents an area that is already biodiverse presenting an opportunity 
for WDC to protect this biodiversity for perpetuity.  These sites are highly valued by the 
people of Uckfield and essential to the wildlife that lives there.  It may be that this area 
was not included within the HWAONB at the time of designation in 1983 because little 
was known about its environmental quality at that time, and there may have been 
arguments from developers that wanted to allow space for Uckfield to grow in that 
direction, but this is only speculation as I am mystified as to why land north of the river 
Uck was not protected at that time.  I would also add that I have been part of the Uckfield 
Neighbourhood Plan Steering Group since 2014, and this plan has been the subject of a 
great deal of work by a large number of people and is nearing completion, please contact 
the Town Clerk for details.  Downlands Farm was identified as a key green space for 
preservation, endorsed by every consultation exercise held during the process of 
compilation. 
 
May I respectfully suggest that Wealden District Council protects the site with a charter 
that prevents development there for perpetuity as implied by the result of the public 
enquiry concluded in 2009.  This will reduce the commercial value of the site such that it 
can be purchased by WDC or a suitable benefactor or charity who will support an 
application for Downlands Farm and its satellite habitats to be designated a Site of Special 
Scientific Interest.  The use of the land can then be regulated and managed in order to 
protect, maintain and even increase its biodiversity in line with its WDC designation as a 
Biodiversity Opportunity Area.  This will also serve the residents of Uckfield and the rest 
of Wealden District as a resource for education and recreation. 
 
Until recently, there was a 7 km Ashdown Forest shadow area that gave some protection 
for the north of Uckfield.  I gather that this has now been abandoned.  However, the 
habitats still exist unchanged and the reasons for that protection have not gone away.  We 
now have a huge amount of information about the habitats and history of Downlands 
farm going back some 150 million years to the formation of the Lower Cretaceous sand 
rocks that lie beneath its surface. The pushing up of those rocks some 60 million years 
ago to form the High Weald and then the ice ages that carved out the ghyll valleys feeding 
the biodiverse streams and tributaries of the River Ouse.  We know about the gradual 
colonization of England after the last ice age 10,000 years ago by pioneer herbs, trees, 
birds, mammals, reptiles, amphibians, freshwater fish, and invertebrates.  All these are 
still there and thriving (please see my species list).  If we chose to make Downlands Farm 
into another modern human colony it will add to the destruction we are seeing globally 
with the extinction of some 200 – 2000 species every year, largely due to habitat 
degradation and other anthropogenic influences. 
 
In Downlands Farm, Lake Wood, Budletts Common and the other habitats of North 
Uckfield we have a reservoir of life that can only mitigate the destruction that is 
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happening elsewhere.  Despite the developers claims, no additional planting or 
environmental engineering can replace a habitat that has persisted for so long 
unchanging and allowing local genotype adaptations to occur in species that cannot be 
captured and relocated as the relocation zones will have their own better adapted 
individuals that will out-compete them.  This is a fundamental population ecology 
principle. 
 
The developers proposal would violate a beautiful living landscape that was enjoyed 
during the lifetime of the owner, Mr Preston who then, it appears to me, exposed 
Downlands Farm to other ruthless economic opportunists after his death. 
 
The developers have even purchased the beautiful historic Chicory Cottage, the last home 
of the Streatfeild family, with a view to demolishing it and running a strategic cycle route 
through its grounds which include ancient woodland and sand rock outcrops. 
 
It is necessary for the planning process at WDC to be strong, just and decisive in 
preventing a process that is both unpopular with the people Uckfield and Maresfield and 
a wider body of organisations, and also destructive to the ancient and historic living 
landscape we know as the Weald of Sussex. 
 
I would respectfully ask you Mrs Turner, Mr Robins and your colleagues to please 
realise that Downlands Farm is an exceptional case. The issue has developed from a 
deceased property speculator with no apparent training in ecology writing a ‘Last Will 
and Testament’ decreeing that the land must not be sold without planning permission 
for several hundred houses.  This was left with his executors who are accountants who 
have tried repeatedly to expedite this wish and failed.  I would argue that so many 
reasons have been voiced over the many years since Mr Preston died as to why this wish 
should not be granted.  Also, an expensive long and detailed forensic public inquiry 
determined that such a development should never happen just 13 years ago.  Since then, 
the only thing that has changed is the strategy of the developers.  The habitats are as 
healthy and thriving now as they were then, perhaps more so due to the continued lack 
of disturbance rightly secured by Wealden District Council and people and 
organisations such as CPRE, WT and SWT supporting the Council’s virtuous actions.   
 
I respectfully ask you and your team to do all you can to avert what can only be 
described as a potential environmental disaster at all levels.  Namely, I  urge Wealden 
District Council to refuse both the outline and full applications for this development 
proposal from Gleeson Land and John Alison Land & Research Ltd.  
 
With kind regards, 
 
Dr Martyn Stenning M.Phil. D.Phil. MRSB CSci. 
 
Appendix 
Trevor Beebee’s letter 
Gideon Mantell’s description 
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Trevor J.C. Beebee 
Professor of Molecular 
Ecology 

 Dept. of Biochemistry 
School of Life Sciences 
University of Sussex, Brighton 
BN1 9QG United Kingdom 

 T +44(0) 1273 606755 x 2690 
F +44(0) 1273 678433 
t.j.c.Beebee@sussex.ac.uk 
www.sussex.ac.uk 

 

Mr G Findlay,                                                                                          18.12.07 
The Planning Inspectorate,                                                                       
4/04 Kite Wing, 
Temple Quay House, 
2 The Square, 
Temple Quay 
BRISTOL BS1 6PN 
    
 Dear Mr Findlay, 
 

PLANNING INSPECTORATE REF: APP/C1435/A/07/2046982/NWF 
PLANNING APPLICATION WD/2006/2855/MEA, DOWNLANDS FARM UCKFIELD 

 
 I wish to register an objection to the proposed housing development (as above) at 
Downlands, near Uckfield. The basis of my objection is the irreversible damage that the 
development will cause to a site of outstanding importance to amphibians and reptiles, a 
group of species widely recognised as being of great risk in Britain today. Survey by the 
developer’s consultants clearly demonstrates that this an astonishingly good site, as 
summarised in the table below. The data are taken from the document ES6, which includes 
surveys in 2003 and 2007. Minimum numbers (amphibians) are based on the lowest 
numbers in the ranges defined by the consultants (e.g. 11 for an “M” rating, which was 
defined for numbers between 11-100), and therefore will in some cases be underestimates. 
 
Species Occurrence at 

Downlands 
Abundance at 
Downlands 

Abundance “score” 
(see below) 

Reptiles No. compartments 
where present (/9) 

Average no. 
sightings per 
compartment 

 

Common lizard 9 6.0 Not relevant to 
reptiles Slow-worm 9 8.7 

Grass snake 9 2.5 
Adder 5 0.8 
Amphibians No. ponds occupied 

(/6) 
Minimum number of 
animals seen (total 
across all ponds) 

 

Common frog 5   55 1 
Common toad 3   47 1 
Smooth newt 6   46 2 
Palmate newt 6 135 3 
Great crested newt 6   94 2 
    
 This site qualifies for SSSI status under Natural England’s criteria specifically for 
amphibians and reptiles, which require a minimum abundance score of 10. The score is 
calculated by adding numbers for individual species of amphibians (summing at 9 in the 
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table above), and adding 2 points for an assemblage with all five species (as here), thus 
giving Downlands a score of 11. On top of this, SSSI status is appropriate for “the best 
reptile locality in a survey area, with at least three reptile species”. I have been involved 
with amphibian and reptile ecology and conservation for more than 35 years, and published 
many scientific papers (and several books) on the British species, including the New 
Naturalist volume on “Amphibians and Reptiles” in 2000. I know of no better sites for 
reptiles in the Uckfield area, and Downlands has good numbers of all four species. The 
combination of all five amphibians and the four reptiles together, each set of which alone 
would qualify for SSSI status, is remarkable and quite possibly unique in the region.    
 
 I should add that the damaging effects of a housing development will not be 
restricted to the obvious consequences of habitat destruction. Increased predation from pet 
cats on reptiles, especially common lizards and slow worms, is likely to be intense in the 
surrounding areas even where these are not physically destroyed (as has been shown on 
heathlands surrounding Bournemouth). Adders, a species of increasing conservation 
concern nationally, are very likely to suffer increased persecution by humans so close to an 
urban development, irrespective of the law that nominally protects them. Great crested 
newts, a priority species under the EU habitats directive for conservation throughout 
Europe, are highly vulnerable to the introduction of fish into their breeding ponds. 
Experience has shown that this is very probable where housing extends close to such 
ponds. Exactly this problem occurred at Peacehaven in the 1980s, when a pond created 
near a new housing estate in mitigation for destroying a crested newt site was rendered 
useless within a few years by the release of pet fish. 
 
 All the reptiles found at Downlands, and two species of the amphibians (common 
toads and great crested newts) are the subjects of UK Biodiversity Action Plans on account 
of their threatened or declining status. In my view, and the official views of two key 
organisations involved in amphibian and reptile conservation in Britain (the British 
Herpetological Society and The Herpetological Conservation Trust), it would be grossly 
irresponsible to permit the development to go ahead at Downlands. None of the proposed 
ameliorations are likely to safeguard the amphibians and reptiles there. “Green bridges”, 
for example, are unproven concepts that are essentially evidence-free when considering 
their value for amphibians and reptiles. Their likely desiccation in summer may well deter 
amphibians from using them, while shade from dense vegetation (with or without trees) is 
equally likely to deter use by reptiles. Improved pond management, even if maintained, is 
unlikely to counter the threat from fish introductions (which only has to happen once).  
Fences to protect areas from cats are extremely unlikely to work for such an agile and 
determined predator.    
 
 I therefore urge, on behalf of the British Herpetological Society and the 
Herpetological Conservation Trust as well as myself, that the inquiry rejects the 
development proposal at Downlands and thus safeguards the future of this important and 
attractive piece of countryside. 
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British Herpetological Society   Herpetological Conservation Trust 
      
 

Yours sincerely, 
 
 
 
 
 
 
 
 
           Prof. Trevor J.C. Beebee  
 



A description of Lake Wood by Dr Gideon Mantell 

Near "the Rocks," the seat of ---- Streatfeild, Esquire, about half a mile west of Uckfield, 
a group of sandstone rocks occurs, under circumstances of considerable beauty and 
picturesque effect. The path that leads to this interesting spot lies to the right of the road, 
and by circuitous route, conducts the spectator to the centre of a wood, where a beautiful 
lake, nearly surrounded by rocks, suddenly opens to the view. The cliffs, overhanging 
the water, are from twenty to thirty feet high, and are surmounted by forest trees and 
underwood. In some places the rocks are nearly perpendicular; in others, they descend 
with a gentle slope to the water’s edge, the declivity being covered by a luxuriant 
vegetation. On the northern margin, a projecting point of high rock is perforated by a 
natural archway, that has been enlarged by art, and this leads to a recess in the sandstone 
on a level with the bosom of the lake. From this point the picturesque beauty of the scene 
is exhibited to particular advantage. On the opposite shore, the base of a rock that juts 
into the water is in like manner excavated into an arch, beneath which a shallop was 
moored at the time of my visit. In one of the vertical cliffs, some fine young birch trees 
had taken root between the thin layers that separate the strata, and in almost every fissure 
of the rock numerous plants had insinuated themselves, and by the beauty and variety of 
their foliage, relieved the monotonous and sombre appearance of the smooth grey 
sandstone. On the less elevated masses, lichens, mosses, and heaths were growing in 
great profusion and luxuriance. The strata are nearly horizontal, and partake of the 
characters of those already described.' 

A description of Lake Wood from: The Geology of the South-East of England (Mantell 1833 
p.203). 
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Dr Martyn J. Stenning M.Phil. D.Phil. MRSB. CSci. 

 54 Selby Rise 

Uckfield 

East Sussex 

TN22 5EE  

Mrs C. Turner 

Case Officer 

Development and Building Control Wealden District Council (WDC) 

Council Offices 

Vicarage Lane  

Hailsham East Sussex BN27 2AX  

App Ref: WD/2022/1637/MEA - Land at Downlands Farm, Nr TN22 2AR 

Proposal: Hybrid planning application comprising: outline application (with all matters 

reserved except for access) for the erection of up to 424 no. residential dwellings including 

affordable housing, the provision of vehicular, pedestrian and cycle access and separate 

emergency access from the Uckfield bypass (A22), pedestrian and cycle access from 

Snatts road, open spaces including children's play space, sustainable urban drainage 

systems, associated landscaping, infrastructure and earthworks; and full application 

comprising creation of a strategic sang, associated landscaping and car parking, and 

demolition of existing residential property and other buildings and provision of 

pedestrian and cycle access from rocks road, associated landscaping, infrastructure and 

earthworks. Site: WD/2022/1637/MEA: - Land at Downlands Farm, Uckfield.  

Dear Mrs Turner, 

 

Thank you for all the work you are doing to evaluate the merits and demerits of the above 

proposal.  Having read recent representations on the public portal, I feel moved to write 

to you again in response to the 2 emails from Heather Hall, Heritage Officer, Planning 

and Environmental Services, Wealden District Council.  Also, the response to them by: 

Environmental Dimension Partnership, Unit 11B, Waterside Court, St Helens, 

Merseyside, Lancashire,  WA9 1AU, who are the global consultants engaged by Gleeson 

Land (Ancells Business Park, Sentinel House, Harvest Cres, Fleet GU51 2UZ). The latter’s 

intention seems to be to cast doubt on the conclusions and estimations of Heather Hall. 

 

My credentials are that I am one of 5 generations of Stennings to have lived in Uckfield.  

I have been an Uckfield Town Councillor, and served on several committees including, 

for many years, the Neighbourhood Plan Steering Group, Chaired by Holly Goring, 

Town Clerk, Uckfield Town Council.  I also served as Chairman of the Uckfield and 

District Twinning Association for about 10 years.  I am also a Chartered Scientist with a 

Doctorate in Ecology.  It may be relevant that I did much of my doctorate research in 

Lake Wood which is adjacent to the proposed building site.  I also knew the Streatfeild 

family, who originally gave me permission to work there, and I am, therefore familiar 

with much of the history of Downlands Farm and The Rocks Estate.  All my views in the 

text are mine alone, but the facts are from reliable sources.  I know also that I write on 

behalf of a very large number of residents of Uckfield who have voiced their opposition 
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to the above proposal, largely due to the landscape quality and biodiversity, but also due 

to the local cultural heritage included in this very special part of the Weald of Sussex. 

 

I considered that it might be useful for you to have input from someone who has lived in 

close contact with the structure and history of the site.  Also someone who understands, 

at first hand, exactly why 84 local residents (objecting to the proposal) attended the 

Uckfield Town Council Plans Committee meeting on 26th September 2022.   Many of the 

attendees spoke eloquently and passionately about the reasons why they have objected to 

Gleeson’s proposals.  Those who did not speak clapped enthusiastically after those who 

did.  Also, I write on behalf of (at least) 355 people of Uckfield and district who have taken 

the trouble to write to WDC because they oppose the proposals of Gleeson.  I know there 

are many more residents who have not made their opposition to the proposals known, 

and many who have scant knowledge of all the facts. 

 

I would like to start by highlighting the glaring errors apparent in the EDP report 

indicating a lack of conscientiousness in compiling the text, which is largely a desktop 

exercise with apparently just one site visit.  EDP consistently mis-spell the name of the 

former Rocks Estate owners who landscaped and protected the estate for more than 200 

years.  The most recent owner of the estate was Commander Norman J. Scarlett 

Streatfeild D.S.C..  Please note the name Streatfeild is spelt with ei rather than “ie” as 

erroneously used in the EDP report.  The estate consisted of a huge land holding of which 

Downlands Farm was a small part.  The current house, now regarded as “Buckswood 

Grange”, was built on the site of previous houses by the Streatfeild family in 1838 and 

was called “Rocks House” and only became “Buckswood Grange” when it became 

occupied by Buckswood School, which moved to Uckfield from Crawley during the 20th 

century. The name of the school became the address, and remained so after Buckswood 

School left the premises and moved to Guestling.  More information can be found at: 

 

https://theweald.org/P3.asp?PId=Uc.Rcks 

 

The first known house on the site was called Copwood House which was demolished in 

1770 and rebuilt as Rocks House, or sometimes just “The Rocks”.  This was demolished 

in 1838 and rebuilt to its current general appearance and form.  Please note that the EDP 

report (section 1.19) claims that the building at this date, 185 years ago, has “…recently 

been constructed”.  Is 1838 recent?  This house remained occupied by the Streatfeilds until 

1938, but some of the family remained in Uckfield.  There were Streatfeilds (by marriage 

into the Brocklebank family) still living at Chicory/Rocks Cottage until the late 20th 

century when they emigrated abroad.  Since then, the cottage has had several owners. 

 

Please note that on the above web-site, the dwelling known as Chicory Cottage was called 

“Rocks Cottage” photographed in 1922.  Also, there is an excellent picture of the foot-

bridge over the Rocks Road taken in c. 1944.  There is much current discussion about the 

future of Chicory/Rocks Cottage with Gleeson wishing to demolish it and construct an 

access to Downlands Farm from the Rocks Road and through Fir Tree Grove, which EDP 

repeatedly (erroneously) refer to as “Fir Grove”. 

 

The EDP report is in error when refering to Gormanston (last residence on the estate of 

Mr Clarence Preston, whose last will it was to develop the site) as Godmanston (section 

1.45).  The report implies that this “…reflected the trend of the wider residential expansion 

of Uckfield to the east of Snatts Road.”  I would contend that this is not a trend as this 

seems to be the only new green field site building that I know of to the west of Snatts Road 

https://theweald.org/P3.asp?PId=Uc.Rcks
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which has consistently been the north western perimeter of the development boundary of 

Uckfield.  All development to the east of Snatts Road was within the historic development 

boundary.  As owner occupier of Downlands Farm, it was clearly the wish of Mr Preston 

to live within the high quality landscape and environment that he owned.  His reason for 

building and naming the house Gormanston was that “Viscount Gormanston is a title in 

the Peerage of Ireland created in 1478 and held by the head of a branch of the Preston 

family, which hailed from Lancashire. It is the oldest vicomital title in the British Isles; 

the holder is Premier Viscount of Ireland.”  Mr Clarence Preston was declaring his 

(implied) connection to the noble family by naming his new house Gormanston.  However, 

I understand from the Streatfeild family that there was no known family connection.  This 

is apparently the only building NW of Snatts Road that was not built on the site of a 

previous building (i.e. brownfield).  One wonders how it got permission as it was on a 

greenfield site outside the Uckfield development boundary and local plan. 

 

The heritage tragedy is that in his last will and testament, Clarence Preston, formally co-

director of Barham Estates Ltd, willed that Downlands Farm should not be sold without 

planning permission for the building of a housing or industrial estate.  This decree has 

been pursued by his executers and accountants ever since.  However, this outcome is not 

the will of hundreds of living occupants of the market town of Uckfield that has always 

been surrounded by farms since time immemorial.  If Downlands Farm were to be built 

on, this would no longer be the case, marking the first step in merging Uckfield with 

Maresfield and the eventual conurbation of Uckfield with its surrounding villages.  

Indeed, in section 1.10, the report states that the land comprises parts of the “parishes of 

Uckfield and Maresfield”.  This itself complicates democratic processes.  Section 1.12, the 

map and section 1.13 are useful indicators of how the landscape was in 1829, and how 

extensive the woodland was at that time.  I know for sure that some of those woodlands 

have been thinned and felled since that time fairly recently while owned by Mr Preston.  

It would be useful to compare the O/S maps of the intervening time. 

 

In section 1.17, EDP mistakenly refer to what was formerly Downlands House, then 

Charlwood Manor as “Charlwood House”, correctly named in section 1.35.  Then in 1.19 

EDP refer to Fir Tree Grove as “Fir Grove”. 

 

EDP present some useful images of Downlands Farm in winter, illustrating the open 

grassy downland and frequent areas of woodland that makes up the rich environmental 

diversity that hosts the exceptional assemblage of wildlife that currently uses it as a refuge 

and breeding habitat.  In the text, the author uses words such as “scrubby woodland” and 

“ruderal vegetation” that may imply that it is of little value, but it is just these successional 

stages in forest development that manifest habitat diversity and often hosts the largest 

range of species.  

 

In 1.54, the author asserts that “it is not expected that the proposals development would 

diminish the setting of any of the (existing) buildings”.  Also that “Charlwood Manor 

would also be unaffected.”.  How can this be possible if some 424 houses, roads and other 

infrastructure is to be built within a few tens of metres of your home.  A process that may 

take some years and result in the loss of High Weald quality landscape on your doorstep 

and outside any development boundary that has existed.  How can this statement of EDP 

possibly be justified? 

 

EDP list the factors convenient to them in the sections 1.60 to 1.90, but fail to mention 

several items.  First, the existence of West Park Local Nature Reserve (WPLNR) which 
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was part of the Rocks Estate designated as a Local Nature Reserve in about 1996 and is 

a LWS and LGS similarly with Lake Wood.   

 

In section 1.69 the author mentions only one tunnel beneath the Rocks Road connecting 

the Rocks House parkland with Lake Wood.  However there are 2 tunnels.  One is a coach 

tunnel that carries the coach road from Rocks House through the parkland, under the 

Rocks Road (this tunnel was bricked up by Mr Charlie Figg during the 1970s) when the 

Rocks Park (West Park) estate was sold off.  However, access is still possible for wildlife 

though openings at the wall bottom.  The coach road runs through Lake Wood and out 

into Downlands Farm all the way to Budletts Common and eventually to the public road 

near Maresfield.  Although this track is no longer used by vehicles, it is still a 

track/pathway, there are local people who have used this path for decades and therefore 

it should be eligible to be a public right of way.  The second tunnel is a pedestrian tunnel 

at the eastern end of Lake Wood with access between Lake Wood and the grounds of 

Buckswood Grange.  The tunnel has bat-friendly metal gates at each end and are kept 

locked, but access is given to the residents of Buckswood Grange and Woodland Trust 

staff as required.   

 

Additionally, no mention is given to the historic ice-house in the grounds of Buckswood 

Grange.  Also, the whole complex has been shown to be a Mesolithic site with multiple 

rock shelters that have been investigated by M. F. Hemmingway during the 1970s and 

written up by the Sussex Archaeological Society.  Many flint tools were found in Lake 

Wood and what is now WPLNR.  The site was confirmed to have been occupied by 

Mesolithic people. There are outcrops of sandstone also within the proposed building site, 

but to date I have no knowledge as to whether these have also been investigated. 

 

In 1.70, the author is misleading about the landscaping of Lake Wood.  Most of the wood 

was managed for forestry, and only the relatively small area around the lake was used as 

amenity.  Most of the woodland is ancient semi-natural woodland, part of the woodland 

is coppice with standards, the rest is mixed, mostly deciduous ancient woodland with 

several notable self-seeded veteran trees.  A species list can be provided on request.  Lake 

Wood is 9.471 hectares and is part of the local mosaic of habitats including WPLNR and 

the grounds of Buckswood Grange and should not be described as “an isolated remnant 

of the wider grounds of The Rocks”.  Also the author is in error to say that “there is no 

longer any direct connectivity with the former mansion house to the south of Rocks Road”.   

The mansion house still exists, it has been divided into apartments and the residents 

frequently use the pedestrian tunnel beneath Rocks Road to visit and enjoy Lake Wood.  

Also, there are actually 3 access points from Rocks Road into WPLNR, which is 

contiguous with the grounds of Buckswood Grange, not just one as the author asserts.  

Indeed, the photograph comprising Figure 29 is taken from WPLNR.  This nature reserve 

has signs at entrances and within, indicating its status, but this is ignored by the author.  

There is a gate, usually locked, for residents of Buckswood Grange to enter WPLNR 

through the dividing chain-linked fence. 

 

1.79 asserts that “there is no experience of the land within the site.”  Referring to Lake 

Wood and Downlands Farm.  This is totally untrue as there is a view across Downlands 

Farm right across to Ashdown Forest from the path at the eastern edge of Lake Wood.  

Indeed, people photograph Downlands Farm from the wood and also paint pictures.  I 

have one such painting in my possession.  This paragraph of the author is misleading. 
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The authors assert that the development “is not expected to result in any change to the 

experience of Lake Wood”.  I, however, do expect the development to have profound 

consequences to the experience of Lake Wood.  I have already mentioned the views over 

Downlands Farm from the path from the eastern entrance, but the whole patchwork of 

habitats including the ancient woodland of Lake Wood, the ghyll valleys of Lake Wood, 

Shermanreed Wood and Longwood Ghyll ring with the sound of birdsong in the summer, 

also the buttercups of the organically farmed fields and the orchids, wood anemones and 

bluebells of Lake Wood and the woods of Downlands Farm are a continuous living land 

and soundscape.  The total population of the proposed Downlands Farm human colony 

would probably exceed 1000 people among the c. 424 houses and also their pets.  Lake 

Wood would become an obvious place for dog-owners to exercise their pets and let them 

defaecate.  Domestic cats would roam within the woodland reducing the populations of 

dormice, yellow-necked mice, bats, lizards and nesting birds.  The experience of Lake 

Wood would become vastly different.  I am not convinced that a fence along the southern 

boundary of the proposal site would persist as a barrier to prevent “any adverse impacts 

on its woodland character”, in section 1.88.  Therefore section 1.89 becomes redundant. 

 

Figure 32 depicts the wall along the southern boundary of Lake Wood that is believed to 

be more than 100 years old.  The authors assert that this represents a severing of links 

between the components of the estate.  However this very old wall and the fence along the 

boundary of Buckswood Grange and WPLNR have always been there in some form for 

over 100 years as this was a public road through a private estate.  The 2 tunnels also still 

exist as preserved features.  On the ground, there is a good relationship between the 

residents of Buckswood Grange and the Woodland Trust and also the Town Council who 

manage WPLNR.  Also the vast number of animals using the various grounds move freely 

between them.  The connectivity is essential to the functioning of the entire ecosystem of 

the various holdings, including Downlands Farm. 

 

Regarding Chicory Cottage, it is clear that this dwelling has evolved since at least the 

early 19th century, and is a locally much loved place as part of ‘Old Uckfield’, and the last 

dwelling place of the historic Streatfeild family.  The grounds consist partly of about a 

hectare of ancient woodland and is punctuated with lower Cretaceous sandstone 

outcrops.  Many local people believe that Chicory Cottage should be preserved. 

 

In summary, the “heritage addendum” by the author working for EDP and retained by 

Gleeson Strategic Land Limited serves not to allay fears concerning the consequences of 

expediting the plans proposed, but on the contrary, those fears have been confirmed and 

even multiplied by this report.  I do appreciate the good work done by Heather Hall. 

 

I respectfully ask you and your team to do all you can to avert what can only be described 

as a potential environmental disaster at all levels.  Namely, I urge Wealden District 

Council to refuse both the outline and full applications for this development proposal 

from Gleeson Land and John Alison Land & Research Ltd.  

 

With kind regards, 

 

 

Dr Martyn Stenning M.Phil. D.Phil. MRSB CSci. 
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APPENDIX 10:  

Dictionary of Scottish Architects – DSA Architect Biography Report 

https://www.scottisharchitects.org.uk/architect_full.php?id=203723  

 

https://www.scottisharchitects.org.uk/architect_full.php?id=203723






APPENDIX 11:  

Public representation of Vivienne Blandford 
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APPLICATION (WITH ALL MATTERS RESERVED EXCEPT FOR ACCESS) 
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FROM THE UCKFIELD BYPASS (A22), PEDESTRIAN AND CYCLE ACCESS 
FROM SNATTS ROAD, OPEN SPACES INCLUDING CHILDREN'S PLAY 
SPACE, SUSTAINABLE URBAN DRAINAGE SYSTEMS, ASSOCIATED
LANDSCAPING, INFRASTRUCTURE AND EARTHWORKS; AND FULL 
APPLICATION COMPRISING CREATION OF A STRATEGIC SANG, 
ASSOCIATED LANDSCAPING AND CAR PARKING, AND DEMOLITION OF 
EXISTING RESIDENTIAL PROPERTY AND OTHER BUILDINGS AND 
PROVISION OF PEDESTRIAN AND CYCLE ACCESS FROM ROCKS ROAD,
ASSOCIATED LANDSCAPING, INFRASTRUCTURE AND EARTHWORKS.

Case
Officer 

Mrs C Turner

Organisation

Name Vivienne Blandford

Address Greenbank,Shepherds Hill,Buxted,TN22 4PX

Type of Comment Objection

Type neighbour

Comments In the archaeological assessment prepared for this development it 
inevitably included only that which is known. Further research and 
expert local knowledge brought to light much more information, both 
ecologically, and in this accompanying assessment, concerning the 
historic landscape. The NPPF sets the national agenda for 'Conserving 
and enhancing historic environment'. In particular, it requires the 
significance of any heritage asset to be identified and assessed that 
may be affected by a proposal. The NPPF also states that planning 
should conserve heritage assets in a manner appropriate to their
significance so that they can be enjoyed for the contribution to the
quality of life of this and future generations. I would urge Wealden
District Council to consider the impact such a development would have 
on, not only the known assets, but also those that are not yet 
recognised but are clearly present, in particular in the overall historic 
landscape, as detailed in the accompanying reports. This development 
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predominantly, albeit, changed though time, to a medieval farmed and 
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Land north of Uckfield: A brief historic landscape assessment with additional 
knowledge to that submitted by Gleeson in their Archaeological and Heritage 
Assessment.  

 

 

Summary 

The following brief historic landscape assessment covers a slightly wider area than that of 
area the submitted planning application of Downlands Farm WD/2022/1637/MEA.  
However, it is important that the landscape is considered holistically rather than in 
separate parcels. This assessment covers mainly that which is not in the public record and 
comes from local knowledge and research into the area. The assessment carried out by 
Gleeson for the Downlands Farm application more than adequately covers that which is 
known, it is the unknown, or unacknowledged which causes concern by its omission. In 
fact, the response from Heritage England did include the fact that development on this site 
has the potential to impact on undesignated archaeology as well as designated heritage 
assets. 

 The following document hopes to address that concern about the undesignated, or 
unknown. It, therefore, does not repeat the archaeological or historical facts, covered in 
the Gleeson report, in any depth.  The known archaeology ranges from Mesolithic to 
Modern, including Mesolithic rock shelters, Roman sites, and a predominantly medieval 
landscape carved out of the woodland. It also includes different periods of the Wealden 
Iron Industry from bloomery sites to Blast furnaces, the water which drove the Blast 
furnaces later utilised for Gunpowder Mills. The known sites are recorded and discussed in 
the Gleeson report which include Conservation Areas in Maresfield and Uckfield, Listed 
buildings and other Heritage Environment data.  This report does cover, in any detail, the 
ecological diversity unless it is relevant to the archaeological or historical nature of the 
site. 
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Introduction 

Land North of Uckfield is bounded by Snatts Road to the south and westwards where the A22 bypass 
cuts through the western end of Lake Wood and through Butcher’s Wood. It includes Park Wood as 
a stand-alone area. The London Road (old A22) forms the eastern boundary and Malling Budletts 
Common forms the northern boundary (Fig 1). 

 

 

The area falls within the Low Weald of Sussex but is close to the High Weald ANOB which lies to the 
north-east. At present this forms a landscape devoid of much modern development which therefore 
retains an important historic landscape with a high degree of diverse forms of ecology comprising of 
an important east-west corridor north of Uckfield, stretching from Buxted Park to Shortbridge and 
northwards to Ashdown Forest. The geology is a mixture of Ardingly Sandstone, Grinstead Clay, and 
Tunbridge Wells Sandstone, in roughly concentric circles with the most part being of Ardingly 
Sandstone, which has made good building sandstone, providing ashlar stone for buildings (Fig 2). 
Budletts Cottage C16 and Budletts Lodge C19 are part built with this local sandstone with more 
modern additions. It includes an ecologically rich and diverse range of habitats from the ghyll valleys, 
Longwood ghyll within Downlands, remnants of ancient woodland and an unknown heathland 
habitat at Malling Budletts. The drainage and consequential run off, of a development in the area, 
would adversely affect wetland habitats from the east-west drainage to the Shortbridge Stream and 
onto the Ouse and southwards into the peat fed lake at Lake Wood. 

Fig 1 
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Whilst the area under consideration today falls mostly within Uckfield, the northern part falls with 
the parish of Maresfield and its history more closely tied with Maresfield. The land in this area was 
once part of the Archbishops of Canterbury land holding of the Manor of South Malling and was 
already held by them in 1086 and was only split up in the mid-16th century. The church dates from 
the 11th century and very early Maresfield would have grown up around the church which is to the 
north of the study area. Budletts Common belonged to one of the manors of South Malling1 

History 

Maresfield has also been known by various other spellings, for example, Marysfyld, Marsfield and 
Meresfeld in 1234 ‘mere-field’ open land by a pool (EPN).2 

The church of St Bartholomew dates from the 12th century with additions throughout the 11th 12th 
and 15th centuries3. In a charter granted in 1332, King Edward 11 granted the manor of Maresfield to 
Queen Philippa. Thus, placing the development of the historic landscape firmly in the medieval 
period. 

In the C19, the Reverend Edward Turner states that in one of the Register Books of the Archbishop 
of Canterbury reference is made to a deed of John Duke of Lancaster, by which Gilbertinus de Aquila 
gives to the church of Maresfield, towards its endowment, an annual rent of 60s., and divers lands in 
the parish. Perhaps Budletts Common, alias St Bartholomew’s Common was part of these lands? The 

 
1 Mawer and Stenton. ‘The Place names of Sussex Part 11, 1930: CUP 
2 Mawer and Stenton. ‘The Place names of Sussex Part 11, 1930: CUP 
3 ESCC Monument Report 

Fig 2 
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Manor of Maresfield was extensive and was the property of John of Gaunt who also owned 
Ashdown Forest when it was known as the as the Great Park of Lancaster. 

The Reverend Edward Turner, a Victorian historian who lived in Maresfield mentions that in a 
meadow, close to Black house Farm, there is a moat with two sides extant and part of the third with 
the fourth arm filled in. This is likely to be the possible moated site visible in the scrubby woodland 
on the northern edge of the meadow, very close to Budletts roundabout, it is roughly ‘D’ shaped 
(TQ46832297). Whilst it looks like a moated feature on aerial photographs and EA lidar images, it is 
now very shallow ditch about 0.5 metres wide with a depth of 0.25 but much silted with a fairly flat 
low platform. Whilst he speculated that it may have had a house within in it is more likely to have 
been some kind of stock enclosure on the northern edge of the common (TQ467229). There are a 
couple of other enclosures on this common land, identified by aerial photographs and can be seen 
on Environmental data lidar images These are possibly medieval stock enclosures on common land.  

Rocks settlement Mesolithic Rock shelters 

There are known and fairly well documented Mesolithic rock shelters in the southern part of the 
area (MES4826) but there are other sandstone outcrops, Budlett Rocks to the east and more on the 
western part of Budletts Common. No archaeological investigations have taken place in these other 
locations. Also unrecorded in the Heritage Environment Record are flint implements and flakes 
found in Lake Wood, thus proving there was an active Mesolithic presence in the area. Perhaps more 
than just passing though as suggested in the planning assessment. 

Roman 

There is recorded information of Roman occupation locally from Roman and Romano-British 
bloomery, iron making sites, a corn-drying kiln to the east, in part, still extant Roman Road in Park 
Wood to the west (MES5318). This extant line of the Roman road is not only visible on EA lidar 
images but also on the ground in Park Wood.   

Medieval, Post Medieval 

Park Wood is also the likely location of the Archbishops of Canterbury Deer Park, known to be 
somewhere in the Maresfield area but its whereabouts hitherto unknown. This small deer park was 
contemporaneous with Ashdown Forest deer park but had a short-lived existence and has a poorly 
documented, or virtually non-existent history. However, in Park Wood on the western boundary, 
close to the Isfield golf course there is evidence of the ditch and bank of the Pale surviving 
(TQ45042258). Thus, with the name Park Wood, this seems a good location for this lost park. 

The story of settlement of the main study area, that is from, and including Lake wood to the 
northern edge of Budletts Common is one of piecemeal land enclosure and small asssarting and 
enclosure from the woodland landscape which was once part of the woodland that stretched from 
Pevensey to Tonbridge and known as Andreasweald. Blackhouse farm, and its immediate landscape 
is recognised a medieval dispersed settlement. Park Farm and Downlands Farm also have their 
medieval origins. 

Just south of Blackhouse Farm is Budletts Common, and this small enclosed and somewhat hidden 
landscape was once part of a wider landscape, some of which still exists to the west of the A22. This 
common stretched across the A22 and its name lives on in Budletts Lane and in the names of some 
of the houses to the east of the A22. There is some historical reference to the common previously 
being called St Bartholomew’s Common which would mean it was connected to St Bartholomew’s 
Church in Maresfield and now is but a small extant part of a much wider landscape. In Booker’s 1888 
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guide to Uckfield Budletts was described as: ‘The Budletts is a piece of waste land, covered with 
large masses of sandstone rock, interspersed with patches of heath and gorse, and having a 
background of birch and pine trees, the whole forming as pretty and romantic a spot as it is possible 
to conceive’ 4.  This description covers the common land known as Malling Budletts, mainly to the 
west of the A22 but also to the east. This area still contains ecologically rich remnants of heathland 
grasses, plants, alder carr and wet flushes. There are areas of standing water and a good specimen of 
a stump cut boundary marker tree, marking the boundary between Maresfield and Uckfield. 

 

 

 

Origins of Stookilstones, Stucklestones, Stukle 

In 1492 Stukels Ferling and Stone were two hamlets recorded in the Customals of the Sussex Manor 
of the Archbishop of Canterbury, also an early reference to Shermanreed, Birchett, Lodgelands, 
Mallings Buddell Common and Ringley Cross. There is also a reference to a Ralph Stukele5. Perhaps 
the name derives from this Ralph and the sandstone outcrops that occur from Rocks Road, in the 
south, to Malling Budletts Common in the north of the study area. These early documents refer to 
land use as being mainly woodland, with pasture and meadow. The woods were sometimes 
managed as coppice as wood was a valuable commodity. Some of the woodland management 
continued into the C20. 

Richard J Streatfeild (1844-1931) looked after, and added property to the estate into the early C20, 
and he carried research into the name Stucklestones, Stookistones and other variations which were 
mentioned in the early documents, starting in 1585 which were giving a location to the places 
mentioned. He made enquiries in 1925 to an early forerunner of the East Sussex Record Office with 
the result, in a letter sent back to RJS, there was proof of several references to Stucklestones still in 
the Court Rolls of Framfield. The earliest that RJS found then was dated to 1725 when five acres of 
land at Stucklestones, alias St Bartholomew’s Common was granted to John Egles.  One of Budletts 
rocks is known as Eagle Rock, presumably after this early owner. It would seem that the 
Sticklestones Common was the name of the waste which was enclosed by grant in early days 6.  
Large outcrops of stone still exist but the name has fallen out of use. 

 
4 www/http:theweald.org/P2asp 
5 M K Hakiel notes undated 
6 ESRO ACC 6497/1/18/4 

Malling Budletts Common 2022 

Fig 3 

Centred at TQ47062309 
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Another record is in 1585 when there was a conveyance for £800.00 for three pieces of land called 
Shermanrede, Byrchett and Lodgeland, amounting to 40 acres in Uckfield7. Also mentioned is the 
common called Malling Budletts west of the road from Ringles Cross to Stocklestones. In 1645 a 
conveyance mentions two messauges, barn, buildings, brick-kiln and 60 acres called Downe Lands in 
the chapelry of Buxted8. In 1703 a lease for a year includes coppice, lands and woodgrounds called 
Shermanrede, Birchett and Lodgeland (40 acres) with the same geographical references to Malling 
Budletts Common, Ringles Cross and Stocklestones9. In 1717 there is a lease for a year to a James 
Croke of Blackfriars, woodmonger for the same coppice, lands and woodgrounds called Sherman 
Reed, Birchett and Lodge Land There are similar refences for leases and mortgages in 171710. This 
land was obviously profitable and interesting that it attracted interest from a London based 
woodmonger. In 1767 the lease was held bought by John Newham of Maresfield, esq and this was 
when the land became owned by the Newnham and Shelley family of Maresfield11. The early 
building, a lodge referred, first in 1492 still exists as an undesignated heritage asset, Budletts Cottage 
which has a sandstone ashlar ‘lodge like’ entrance which probably dates to the C15- C16 with later 
additions. It is located on the western edge of Malling Budletts Common (TQ46932278) and may 
have started its life as a practical lodge, was it for hunting?  

 

 

This land stretching from Rocks Road to Malling Budletts was mainly waste land with a common 
forming a large part of it, mainly driven by its geology. Large outcrops of Cretaceous Ardingly 

 
7 ESRO AMS6994/3/1/1 
8 ESRO AMS 7036/1/4/1 
9 ESRO SAS/AB/1072 
10 ESRO SAS/AB/1074 
11 ESRO SAS/AB/1080  

Budletts Cottage 

Fig 4 
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Sandstones with resulting poor sandy soils. Part woodland, part common which may have reached 
as far as Maresfield. Unusually this ‘common land’ was part farmed which is rare in the historic 
landscape and still survives in the northern part of the study area in Malling Budletts Common. It 
was not fit for agriculture owing to the poor soils and parts were also known as waste land. 

 

 

 

 

 

Malling Budletts Common with 
Budlett Rocks to the east 

OS surveyor’s 1st edition circa 1813 showing rough extent of Budletts Common 

Fig 5 

Tithe Map 1841 showing common/waste with barn fields/houses farmed land ESRO TD/E 33 

Fig 6 

Maresfield 

Common/waste 

Barn/house/fields 

Common/waste 

Budletts Cottage 
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The southern part which was once part of the Streatfeild estate has been built over, the Rocks Park 
Estate, the name taken from the many outcrops of Rocks found within the housing estate and in 
West Park Nature Reserve, but the northerly part survives and should be considered a remarkable 
survivor of an unusual landscape. It is an unremarkable landscape at first glance but has hidden 
depth and has been poorly researched but nevertheless is an important survivor of a wooded, 
farmed and heathland landscape. 

Georgian through Victorian 

The Streatfeild family were one of the larger landowners in and around Uckfield from the first owner 
Richard Beard Streatfeild in 1710 who owned the Copwood estate. His nephew, Richard Thomas 
Streatfeild had bought the Rocks House and farmlands in 1784, which included one half of Lake 
Wood and inherited the Copwood estate in 1789, which included the western half and Butchers 
Wood. Part of the wood was called Rockwood Richard Thomas started to develop and plant Lake 
Wood, which was continued by his son, Richard Shuttleworth Streatfeild (RTS) (1805-1851). The 
history of this lake is covered in separate document. The lake is a late C18 historic designed 
landscape which was ‘built’ as part of a picturesque woodland garden with sandstone outcrops and 
exotic planting (NGR centred at TQ4682167).   However, as much as the lake and adjoining house 
gardens were designed for pleasure and status, the surrounding woodlands were used for economic 
benefit and there are various records in the newspapers of the time of coppiced underwood being 
sold, and in one case, standing trees. Two carriage drives were built in the late C18, from Lake Wood 
to Shortbridge in the west and north-east to the A22 near what is now Budletts roundabout. The 
north-eastern one survives in the woodland, west of Downland Farm and exits at Budletts Lodge on 
the A22 (TQ47212334). In places it was built up into a causeway and at other places sunk in or totally 
flat. It is depicted on the 1898 OS map and on the lidar image. 

 

 

 

 National library of Scotland image OS 1813 side by side lidar 

Lake Wood 
Lake Wood 

Carriageway 

Carriageway 

Fig 6 
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The carriageway to Shortbridge, through Butcher’s Wood, has not survived but used to provide 
access to the short-lived quay and barge transport there. 

Modern Period 

This area has remained very little changed during the modern period with some infilling taking place 
during the 1930’s in the northeast after the sale of Buxted Park Land. Part of the eastern ‘waste’ 
around the Warren and Budletts Rocks has seen some changes, including an army presence in WW1 
and W11. The area known as the ‘Warren’ contains numerous sandpits which were actively dug until 
just before the WW11. However, the surviving part of Malling Budletts common in the north down 
to Snatts Road in the south has remained unchanged except for modern additions to older buildings 
and to the medieval farmsteads. 

 

 

 

Row of Army huts on 
seen on 1947 aerial. A 
previous owner of the 
Warren said that the 
graffiti dated to just 
before and during the 
First World War. They 
could remember army 
huts being used as a 
garage by the house 
opposite the end of their 
drive 

  
Graffiti on sandstone 
outcrop, vertical face as 
above (TQ474232) 
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Conclusion 

This historic landscape assessment has not been carried out in depth and the whole area would 
benefit from a comprehensive study which would include that what is already known. The Roman 
Road in Park wood is still visible as distinct bank with ditches to the side and there is evidence of a 
pale boundary with the ditch inside the woodland and the bank to the outside. This is the likely 
location of the Archbishops of Canterbury medieval deer park.   This study highlights the 
development of a largely medieval landscape with piecemeal dispersed settlements carved out of 
the extensive woodland. Some woodland now exists as pockets of ancient woodland and parts were 
still actively being managed into the mid C20. A rare, part farmed, common land and waste, can be 
dated back to late medieval times exists at Budletts Common. It may have been connected to the 
church at Maresfield (St Bartholomew’s) as at one time it was known by that name.  Several 
enclosures remain hidden under the bracken cover but can be seen in early aerial photographs and 
on lidar images. There are large sandstone outcrops, with potential for Mesolithic activities and 
elsewhere in the study area are the remains of the Wealden Iron Industry from bloomeries to Blast 
Furnaces, later used as Gun Powder Mills. There is a direct link with the western carriage drive to the 
canal at Shortbridge and the northern carriage drive leading from Lake Wood still survives for most 
of its length, existing at the extant C19 lodge on the course of the old A22, near Budletts 
roundabout. 

Any development, such as is proposed currently at Downlands, is located precisely between two 
historic landscapes. Lake Wood, a C18 historic designed woodland garden, remnants of a dispersed 
medieval landscape and medieval common land, this landscape would be adversely affected. 

 

 

 

 

Vivienne Blandford, MA: Landscape Archaeologist 

September 2022  
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Lake Wood: A Designed Historic Landscape 

Summary     

 

The following abbreviated history about Lake Wood has been written to enhance the 
knowledge about this specific site in the light of the application of Downlands Farm 
WD/2022/1637/MEA.  There are severe concerns about the impact that the development 
would have on Lake Wood, which is essentially a picturesque type woodland garden 
dating from the late C18. It is located to the south of the development, and in close 
proximity. This analysis covers the period from the late C18 to the present day. The 
inevitable increased footfall would have a negative impact on the fragile and unique 
ecosystems, which has not been covered in this historic analysis but is more than 
adequately considered elsewhere in the objections to this development. Increased footfall 
would also have a damaging impact on the managed natural and historic fabric of Lake 
Wood.  

 

 

 

 

 

WD_2022-1637 MEA Block Plan130902 

Lake and Lake Wood 
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Early History 

The Streatfeild family were one of the larger landowners in and around Uckfield and the first was the 
Richard Beard Streatfeild in 1710 who owned the Copwood estate. His nephew, Richard Thomas 
Streatfeild had bought the Rocks House and farmlands in 1784, which included one half of Lake 
Wood and later inherited the Copwood estate in 1789, which included the western half of Lake 
Wood and Butchers Wood. Richard Thomas started to develop and plant Lake Wood, which was 
continued by his son, Richard Shuttleworth Streatfeild (RTS) (1805-1851).  

In the Yeakell and Gardner map of 1778 the definition of this area is poor, but it does show a lake, 
similar is shape to the lake depicted in later maps, surrounded by woodland with the Rocks House 
surrounded by a more open landscape (Fig 1.). Before the purchase of Lake Wood by the Streatfeilds 
this lake had been known as Old Rocks Pond or Uckfield Pond, this is likely the pond on the Yeakell 
and Gardner map. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 In the Figg map of 1786 part of Copwood, and other lands the eastern corner, shows Lake Wood, as 
a familiar shape with the early carriage drives stretching westwards to Shortbridge and north-
eastward towards Budletts (Fig 2). The carriageways are said to have been built in 1789 and possibly 
the dam at the same time. Accounts, held by the family gave evidence that RTS constructed the two 
main drives, which ran from Shortbridge Lodge in the west to Budletts Lodge in the north, exiting at 
Budletts lodge on the former A22. Budletts Lodge still exists and has the appearance of early C19 
small sandstone lodge with later brick additions (Image 1). The stone, probably Ardingly sandstone is 
of good quality ashlar blocks. The road’s surface still exists in the garden of Budletts lodge, some 5-
10 cm deep and appears to be of packed chalk in this location. 

 Fig 1 1778 
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Budletts Lodge 

Image 1 

 

 

 

 

 

These roads were connected to the road that formed the drive southwards  to Rocks House which 
ran through a tunnel under the road, the carriage drive having passed over the dam at the western 
end of the Lake. It is said that RTS’s mother, Anne Prime had suggested to her son, in a letter dated 
November 1840, that he might use the services of the well-known landscape gardener, William S 
Gilpin. It is not known whether he did but there was book by William Gilpin in library at Rocks House. 
‘Practical Hints on Landscape Gardening ‘1835. In 1836 Anne refers to the architect of the new Rocks 
House, Sidney Smirke, mentioning both lay out and elevation. Apparently, advice was also sought 
from Lord Sheffield of Sheffield Park who had work done of Sheffield Park by Capability Brown. 
Regrettably no details of the planting were found or whom was actually consulted. (Notes signed by 
Pamela Scarlett Streatfield 1990).  

Fig 2 1786 
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The main changes and landscaping were implemented between 1826 and 1851 by Richard 
Shuttleworth Streatfeild (RSS), the son of RTS, had inherited the estate after the unexpected and 
early death of his father. Advice sought from Lord Sheffield, whose garden had been designed by 
Capability Brown influenced the planting at Lake Wood in the opinion of the Woodland Trust who 
took ownership of the site in 1993 to protect it from developers. The influence in planting could be 
seen, from the large exotics and other non-native species surviving around the lake, such as the 
royal fern and rhododendrons that were planted between 1800 and 1850. The specimen trees 
included Coastal redwood (Sequoia sempervirens) Wellingtonia (Sequoiadendron gigantium) and 
Monterey pine (Pinus radiata). RSS also created and planted a water garden, later infilled due to lack 
of maintenance. The dramatic outcrops of the Cretaceous Ardingly sandstone were utilised for 
dramatic effect and the boat house, steps and tunnel were carved out of the sand rock on the south 
side of the lake. A sandstone block wall was built on the boundary along Rocks Road which is still 
extant today. 

Some of the nature of the layout of a designed space can be seen depicted in the Ordnance Survey 
1874-1878 map. ‘The gardenesque’ nature of the environs of Lake Wood with the rock outcrops to 
the east, smaller paths around the perimeter of the lake and the carriageways with their connection 
to the house and landscape gardens are well represented (Fig 3).  

 

 

However, as much as the lake, wood and adjoining house gardens were designed for pleasure and 
status, the surrounding woodlands were used for economic benefit and there are various records in 
the newspapers of the time of coppiced underwood being sold, and in one case, standing trees. In 
1834 there were six acres of underwood being sold from Lake Wood.1 In April 1835 111 oak trees, in 

 
1 British Newspaper Archive Sussex Advertiser:  01/12/1834 

Fig 3 
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the Rocks Wood, were to be sold at Auction and Mr Murrell of the Rocks will show this lot, 
presumably still standing.. In 1846, at ‘a capital auction of underwood’, Lot 2 consisted of two acres 
in Butcher’s Wood, near the lake and others lots, nearby, on land belonging to RJS in Shermanreed 
Wood, Paygate Wood and Budletts Wood2 . In a document, written by the Woodland Trust, it is 
stated that the pattern of coppicing was carried out in rotation cycles of 15 years which appears to 
have continued sporadically until the 1960’s. The last Streatfeild owner, Commander N Scarlett-
Streatfeild, used to sell coppice from the ‘Rocks Wood’ area, and it was this Streatfeild that did not 
want the drives to be used or seen as a permissive footpath and subsequently some were blocked at 
the edges of the wood, whilst the drives became overgrown. Two woodmen were employed in the 
woodlands and there was a steam driven sawmill at Downlands Farm3 . 

 

The Garden in literature and Science in late Edwardian/ Victorian times 

Gideon Mantell (1730-1852) was a local obstetrician, geologist and palaeontologist who wrote a 
journal between 1818 and 1852. The value of this journal lies in its portrayal of contemporary 
manners, events, and long excursions, whilst working. On October 18th, 1820, he rode with Mr Relfe 
to the Rocks near Uckfield where: ‘we had a most delightful ride: the rocks are picturesque and 
romantic, it is the most enchanting spot I ever witnessed. A beautiful shallop was moored in the 
water under a natural archway in the rock; the summits were covered with lichens, mosses and ferns 
and surmounted by birches, firs, and larches. Before we quitted this lovely lake the moon had risen, 
and the reflection in the water, heightened, if possible, the beauties of the scene. In 1826 he 
attended a ‘Grand Fete at Rocks Uckfield’. In August 1831 he drove to Uckfield with his wife and son 
to leave his son, Walter at school. He strolled to the Rocks and approached them, on foot, by a 
public footway and: ‘when we reached the borders of the lakes, a dandy young man was fishing in a 
boat who hailed us in insolent terms and ordered them to quit the premises.’  Mantell was 
disinclined to quarrel with him as the scene was most enchanting. It was provoking to be deprived of 
the enjoyment of the scene by an upstart youth4. 

 

 
2 British Newspaper Archive Sussex Advertiser: 22/12/1846 
3 Notes written by Pamela Streatfeild 

4 Journal of Gideon Mantel, Surgeon, and Geologist. Curwen, E Cecil 1940: Oxford 
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In the early C19 there was a postman poet from Uckfield, called Thomas Pentecost, who wrote some 
flowery poems about Lake Wood, one entitled ‘The Island Grave’ in which the rocks, water, island, 
and romantic cavern with tall cypresses are woven into the poem5. 

 

Final years of the Streatfeilds 

R J Streatfeild died in 1931 and the estate passed to his only child, Annette, who died in 1937 and 
the estate came up for auction in 1938. A beneficiary of her estate was a second cousin who bought 
Rocks House and a large area of land, including Lake Wood. He was subsequently killed in W11, after 
which his estate passed to his brother, Commander N J Scarlett-Streatfeild. The land and Lake Wood 
was managed by an agent, not very well, and when the Uckfield bypass, was built in 1986, it was 
located right on the western extreme of Lake Wood. No correct measures were taken to protect the 
wood and consequently left this western edge open after the felling of some mature trees which had 
protected the woodland within. The following year, 1987 the October hurricane caused much 
damage, blowing down many of the large specimen trees and approximately 100 oak standards, 
allowing the spread of invasive Rhododendron ponticum.  Commander Scarlett-Streatfeild died in 
1993 and the Woodland Trust has owned and managed Lake Wood soon after his death. The 
Woodland Trust describes Lake Wood today as: In the northern part of the site there is overstood 
mixed coppice (including hazel, hornbeam, and sweet chestnut this once part of the woodland which 
was managed for regular sales of underwood. The site is heavily used by local people but suffers 
from regular anti-social behaviour such as camping, fires, swimming litter and vandalism. This 
increased during the recent lockdowns in 2020-2021. 

 
5 Sussex Advertiser 12/09/1825 

Image 2 
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 The Woodland Trust’s 20-year management plan from 2001-2026 can be found here: 
extension://efaidnbmnnnibpcajpcglclefindmkaj/https://www.woodlandtrust.org.uk/media/50676/4
523-lake-wood.pdf. 

Conclusion 

However, the significance of this site attributed by the Woodland Trust, sis as follows: The site is an 
interesting small-scale example of a designed historic landscape which has been allowed to develop 
naturally over 100+ years. In the past 20 years it has been sympathetically restored to remove the 
threat from invasive rhododendron and to preserve its historic features. In addition to its aesthetic 
and historic value the site contains important habitats such as veteran trees, sandstone outcrops, 
standing open water and ancient woodland. The site has been extensively studied over by local 
ecologists over a long time and has an impressive list of species including various rare and protested 
plants and animals. 

 

 

The above image is from an undated postcard, probably early C21, late C20.  

 

It is hoped that the lake and it’s woodland and sandstone historic setting together with its fragile 
ecosystems will not come under threat from any future development and that this unique garden 
gets the statutory protection it deserves. 

 

 

 

Vivienne Blandford, MA: Landscape Archaeologist 

August 2022 

Image 3 



APPENDIX 12:  

Sussex Gardens Trust (SGT) and Parks & Gardens UK: 

a) SGT webpage from 26 October 2021 via Way Back Machine Internet Archive:  

Other Notable Sussex Parks and Gardens List: 

https://web.archive.org/web/20211026235047/https:/sussexgardenstrust.org.uk/other-

notable-parks-and-gardens  

b) SGT webpage from 29 July 2014 via Way Back Machine Internet Archive: 

Buckwood Grange, (also known as Rocks Park Primary School and The Rocks), 

Uckfield, England, record ID: 5565 
https://web.archive.org/web/20140729160547/http:/www.parksandgardens.org/places

-and-people/site/5565/summary  

c) Parks & Gardens UK webpage for Buckwood Grange (also known as Rocks 

Park Primary School, The Rocks): 

https://www.parksandgardens.org/places/buckwood-grange  

 

https://web.archive.org/web/20211026235047/https:/sussexgardenstrust.org.uk/other-notable-parks-and-gardens
https://web.archive.org/web/20211026235047/https:/sussexgardenstrust.org.uk/other-notable-parks-and-gardens
https://web.archive.org/web/20140729160547/http:/www.parksandgardens.org/places-and-people/site/5565/summary
https://web.archive.org/web/20140729160547/http:/www.parksandgardens.org/places-and-people/site/5565/summary
https://www.parksandgardens.org/places/buckwood-grange
























APPENDIX 13:  

1888 Brooker’s Guide Directory 

 







APPENDIX 14:  

Chicory Cottage Sales Particulars 

 



Chicory Cottage
Rocks Road, Uckfield, East Sussex, TN22 3PT



CHICORY COTTAGE

AMENITIES
Chicory Cottage is located in a semi-rural situation on the edge of 
Uckfield, less than half a mile to the north-west of the town.  Uckfield 
is a well-served town with a number of amenities and shops including 
2 major brand supermarkets, award-winning independent cinema, 
leisure centre, and a well-respected secondary school, Uckfield College.  
Uckfield also has a train station offering services to London (London 
Bridge) in approximately 75 minutes.  The popular county town of Lewes 
is also within easy reach, being approximately 8 miles distant, offering 
an eclectic mix of shops, pubs and restaurants.  There are also a number 
of attractive villages close by, including Piltdown, Fletching and Newick.  
For education, in addition to Uckfield College, there is a wide choice of 
local state primary schools and preparatory schools including Cumnor 
House, Great Walstead and Brambletye with further education at St 
Bede’s and Lewes Old Grammar School, to name but a few.  There are 
good transport links with both the main A22 and A26 roads being easily 
reached, and the area is surrounded by beautiful countryside including 
both the South Downs National Park and Ashdown Forest, and close by, 
Piltdown Golf Club offers a well-respected golf course. 

DESCRIPTION
Chicory Cottage is a charming and beautifully presented family house, 
believed to have been built in the 1890s as the butler’s house for 
Buckswood Grange.  The house offers a number of period features and 
has been subject to improvements by the current owner.  Presenting 
traditional brick elevations under a tiled roof with UPVC double glazed 
units throughout, many rooms feature a double aspect inviting an 
abundance of natural light.  The main features of the property include:
•	 Entrance Hall with woodblock flooring continued throughout the 

reception rooms, part-panelled wall.
•	 Dining Room with double doors leading through to the Drawing 

Room, being an elegant room with plenty of natural light having a 
double aspect and open fire and linking to the Conservatory, being 
wood-framed with a solid roof, tiled floor and radiators for year-
round use.

•	 Sitting Room with views to the front, former fireplace, and door to 
the Hall and Kitchen.

•	 Kitchen/Breakfast Room, stone quarry tiled floor, range of units 

•	 Entrance Hall
•	 Drawing Room
•	 Dining Room
•	 Sitting Room
•	 Conservatory
•	 Kitchen/Breakfast Room
•	 Utility Room/Cloakroom

A charming 4 bedroom period house with excellent reception space and 
stunning gardens and grounds including woodland, located on the outskirts 
of Uckfield.  In all approximately 5.27 acres.

•	 Timber-framed Double Garage
•	 Heated Swimming Pool
•	 Summerhouse
•	 Outbuildings
•	 Gardens
•	 Woodland
•	 In all approximately 5.27 acres

•	 Master Bedroom with En-Suite 
Bathroom

•	 3 further Bedrooms
•	 Family Shower Room



with integrated AEG double oven, and AEG 4-ring induction hob with 
extractor over, low-level fridge and integrated Bosch dishwasher.

•	 Large Utility/Boot Room with stable door to the front, quarry tiled 
floor, range of units with sink and space for washing machine, fitted 
cupboards and pantry/wine store.

•	 Generous Master Bedroom with double aspect, walk-in wardrobe 
and En-suite Bathroom with wood floor and heated towel rail. 

•	 3 further Bedrooms together with a Family Shower Room having a 
large walk-in shower and tiled floors.

OUTSIDE
Chicory Cottage is approached from the road through wrought iron 
remotely-controlled automatic gates leading to a tarmacadam driveway 
providing plenty of parking to the front of a timber-framed double garage.  
The well-presented gardens surround the property with large areas of 
lawn backed by rocky outcrops with an abundance of herbaceous borders 
including rhododendrons and leading into a large area of woodland with 
a carpet of bluebells.  To the rear of the main lawn is a heated swimming 
pool with an adjacent summerhouse and a greenhouse.  There is 
a further garden shed and an attractive seating area under a timber 
pergola.  In all, the gardens and land measure approximately 5.27 acres.

DIRECTIONS
Travelling north on Uckfield High Street, turn left into Church Street at 
the traffic lights immediately after the cinema.  Continue along Church 
Street, leading into Rocks Road and the entrance to Chicory Cottage will 
be found on the right, shortly after passing Snatts Road on the right.

Additional Information: 

Local Authority: Wealden District Council.  Tel:  01323 443322
www.wealden.gov.uk
Services: All main services connected.
Links: www.environment-agency.gov.uk,  www.highways.gov.uk,  
www.caa.co.uk, www.landregistry.gov.uk 
Tenure: Freehold. Land Registry Title Nmber ESX274619
EPC:  EPC Rating D.

VIEWINGS
For an appointment to view please contact our Haywards Heath 
office, telephone 01444 453181

GUIDE PRICE £875,000 - £925,000

Battle 
01424 775577 
battle@batchellermonkhouse.com

Haywards Heath 
01444 453181 
hh@batchellermonkhouse.com 

Pulborough 
01798 872081 
sales@batchellermonkhouse.com

Tunbridge Wells 
01892 512020 
twells@batchellermonkhouse.com

London 
Mayfair Office 
mayfair@batchellermonkhouse.com
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GROUND FLOOR

FIRST FLOOR

APPROX. GROSS INTERNAL FLOOR AREA 2382 SQ FT 221.3 SQ METRES (EXCLUDES GARAGE)

Chicory Cottage, Rocks Road, Uckfield, TN22 3PT

Utility
15'8 (4.78) max

x 11'11 (3.63) max

Kitchen /
Breakfast Room
15'8 (4.78) max

x 11'9 (3.58) max

Sitting Room
12'4 (3.76) max

x 11'5 (3.48) max

Dining Room
18'1 (5.51) max

x 10'11 (3.33) max

Drawing Room
21'1 (6.43) max

x 14'1 (4.29) max

Conservatory
14'5 (4.39) max

x 13'10 (4.22) max

Garage
18'10 (5.74)
x 16'1 (4.90)

Bedroom 1
14'5 (4.39)

x 14'2 (4.32)

Wardrobe

Bedroom 2
10'11 (3.33) max

x 10'10 (3.30) max
Bedroom 3
17'4 (5.28)

x 11'7 (3.53) max

Bedroom 4
12'10 (3.91) max
x 12'1 (3.68) max

Up

Store

Copyright nichecom.co.uk 2018    Produced for Batcheller Monkhouse    REF : 247363

Whilst every attempt has been made to ensure the accuracy of the floor plan contained here, measurements of doors, windows and rooms are approximate and no responsibility is taken for any error,
omission or misstatement. These plans are for representation purposes only as defined by RICS Code of Measuring Practice and should be used as such by any prospective purchaser.

Specifically no guarantee is given on the total square footage of the property if quoted on this plan. Any figure given is for initial guidance only and should not be relied on as a basis of valuation.

Down
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NOTE: 
Batcheller Monkhouse give notice that: 
1. These particulars including text, 
photographs and any plans are 
for the guidance of prospective 
purchasers only and should not be 
relied upon as statements of fact;   
2. The particulars do not constitute 
any part of a Contract;   
3. Any description provided herein 
represents a subjective opinion 
and should not be construed as 
statements of fact;   
4. A detailed survey has not been 
carried out, nor have any services, 
appliances or specific fittings been 
tested;   
5. All measurements and distances 
are approximate;   
6. We strongly advise that a 
prospective purchaser should contact 
the agent to check any information 
which is of particular importance, 
particularly for anyone who will be 
travelling some distance to view the 
property;   
7. Where there is reference to 
planning permission or potential, 
such information is given in good 
faith. Purchasers should make 
their own enquiries of the relevant 
authority;   
8. Any fixtures & fittings not 
mentioned in the sales particulars 
are excluded from the sale, but 
various items may be available, 
subject to separate negotiation.  



APPENDIX 15:  

Charlwood Manor application consultation responses from Senior Heritage Officer and ESCC 

Archaeologist, under application WD/2018/0780/O 
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From: Jo Tucker
Sent: 31 August 2018 11:53
To: Matthew Taylor
Cc: planning
Subject: WD/2018/0779/O - Charlwood Manor, Snatts Road, Uckfield TN22 2AR

Categories: Consultee

Dear Mat, 
 
Thank you for consulting me on the above outline planning application which involves demolition 
of a building. 
 
I can confirm that I have visited the site, along with the County Archaeologist, and have viewed 
the building internally and externally. 
 
The building appears to be late Victorian in origin and whilst it contains remnants of original 
detailing, internally and externally, it is in an extremely poor state of repair.  I cannot see that the 
current building could be repaired and reused. 
 
I am satisfied that there is not an older building fossilised within the current 19th century building. 
 
I would agree with the County Archaeologist that the building should be recorded before 
demolition as it is of local historical and social interest and would suggest an appropriate planning 
condition is added to any future planning permission. 
 
 
Joanna Tucker   
Senior Heritage Officer  
BScHons Building Conservation Technology | MA Town Planning | MRTPI 
 
Planning and Environmental Services  
Wealden District Council 
Council Offices 
Vicarage Lane 
Hailsham 
East Sussex 
BN27 2AX 
Tel. 01892 602517   
Web. www.wealden.gov.uk 
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From: County Archaeology <County.Archaeology@eastsussex.gov.uk>
Sent: 31 August 2018 10:26
To: planning; Matthew Taylor; Jo Tucker
Subject: RE: Planning Application WD/2018/0779/O

Categories: Consultee

Dear Matt 
Thank you for consulting us on this application and for arranging yesterday’s site visit to look at this old house. 
 
Although a building is recorded on this site in the late 18th century on historic maps, the current building which 
matches the footprint shown on the more detailed later 19th century maps appears, from our inspection, to be of a 
late Victorian date.  
 
The building was clearly once a high status residence and contains a number of interesting features. It is sadly in a 
very poor condition and certainly not a building that could be considered for listing. 
However it is of local archaeological, architectural and historical interest, and as it is going to be knocked down and 
record of it should be made. I understand the applicant has plans and elevations of the building, so can I request 
that a condition is added to the consent requiring a rapid and targeted photographic survey of the building 
(including an index of locations the photos were taken from) and these along with the drawings are deposited at the 
East Sussex Record Office. 
 
Happy to discuss this requirement in more detail with the applicant if planning is granted. 
 
 
Kind regards 

 
Greg Chuter MA, MCIFA 
County Archaeologist 
Environment Advice Team,  
Communities Economy and Transport 
 
01273 336177 | 07500123634  
eastsussex.gov.uk   

                                                                                                    
 

From: Louise Evans [mailto:Louise.Evans@wealden.gov.uk]  
Sent: 11 June 2018 9:43 AM 
To: County Archaeology <County.Archaeology@eastsussex.gov.uk> 
Subject: Planning Application WD/2018/0779/O 

 

IMPORTANT - PLEASE DO NOT RESPOND TO THIS EMAIL BUT SEND ANY COMMENTS TO 
planning@wealden.gov.uk.  REPLYING TO THIS EMAIL COULD RESULT IN YOUR 
CONSULTATION RESPONSE BEING DELAYED IN REACHING THE CASE OFFICER.  Please 
find document attached relating to planning application number WD/2018/0779/O for 
CHARLWOOD MANOR, SNATTS ROAD, UCKFIELD TN22 2AR.  Please note that the 
documents relating to this application will be available on the website within the next 24 hours. 
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Louise Evans  
Technical Officer  
Wealden District Council  
Planning and Environmental Services  
Council Offices  
Vicarage Lane  
Hailsham  
BN27 2AX  
Tel: 01892 602481  
Fax: 01892 602777  
Email:  HYPERLINK "mailto:planning@wealden.gov.uk"planning@wealden.gov.uk  
HYPERLINK "http://www.wealden.gov.uk/"www.wealden.gov.uk  
   
   

  

Communities 

Environment 

Economy  

www.wealden.gov.uk 
Facebook  
@wealdenDC  

Sign up to MyWealden to access our 
services online 

 

 

 

 

This	email	and	any	files	transmitted	with	it	are	confidential	and	intended	solely	for	the	use	of	the	
individual	or	entity	to	whom	they	are	addressed.	If	you	have	received	this	email	in	error	please	email	
us.	Any	views	expressed	are	not	necessarily	the	views	of	Wealden	District	Council	unless	stated.		

Wealden District Council  

 
This message is intended for the use of the addressee only and may 
contain confidential or privileged information. If you have received it in 
error please notify the sender and destroy it. You may not use it or copy 
it to anyone else. 

E-mail is not a secure communications medium. Please be aware of this 
when replying. All communications sent to or from the County Council  
may be subject to recording and/or monitoring in accordance with  
relevant legislation. 



3

Although East Sussex County Council has taken steps to ensure that this 
e-mail and any attachments are virus free, we can take no responsibility 
if a virus is actually present and you are advised to ensure that the 
appropriate checks are made. 

You can visit our website at https://www.eastsussex.gov.uk 



APPENDIX 16:  

Downlands Farm HER Entries: 

• MES32152 Downland Farm, Uckfield: Medeival Farmstead 

https://www.thekeep.info/collections/getrecord/ESHER_MES32152 

• MES32153 Downlands Farm Cottages, Uckfield: C19 Farmstead 

https://www.thekeep.info/collections/getrecord/ESHER_MES32153 

• MES38141 Barn at Downlands Farm, Snatts Road, Uckfield: C16 Building 

https://www.thekeep.info/collections/getrecord/ESHER_MES38141 

• MES38142 Patridges Oast, Downlands Farm, Uckfield: C19 or earlier Oasthouse 

https://www.thekeep.info/collections/getrecord/ESHER_MES38142  

 

https://www.thekeep.info/collections/getrecord/ESHER_MES32152
https://www.thekeep.info/collections/getrecord/ESHER_MES32153
https://www.thekeep.info/collections/getrecord/ESHER_MES38141
https://www.thekeep.info/collections/getrecord/ESHER_MES38142










APPENDIX 17:  

Yeakell and Garder’s 1778-83 ‘Topographical Map of the County of Sussex Divided into Rapes, 

Deaneries and Hundreds, Planned from an Actual Survey’ 

 





APPENDIX 18:  

Thomas Budgen OS Surveyors Drawing for Eridge Park, published 1789-1806 and depicting 

1789: https://britishlibrary.oldmapsonline.org/maps/40f01d99-a60c-52c2-a4af-64eeba08499d/view  

 

https://britishlibrary.oldmapsonline.org/maps/40f01d99-a60c-52c2-a4af-64eeba08499d/view




APPENDIX 19:  

Extract of Mudge’s map of 1813 

 





APPENDIX 20:  

Auction particulars of Downlands Estate, extract from the Sussex Advertiser 28 June 1813 

 







APPENDIX 21:  

John Farncombe The Sussex Breed of Cattle in the Nineteenth Century by J. P. Boxall 

https://bahs.org.uk/AGHR/ARTICLES/20n1a2.pdf  

 

https://bahs.org.uk/AGHR/ARTICLES/20n1a2.pdf


hhall
Highlight

hhall
Highlight

hhall
Highlight

hhall
Highlight

hhall
Highlight

hhall
Highlight

hhall
Highlight

hhall
Highlight

hhall
Highlight

























hhall
Highlight

hhall
Highlight





APPENDIX 22:  

Sale particulars of 1873: Downland House with gardens, 15 acres in Uckfield; The Keep 

reference BUR/2/6/1873/5, as advertised in the Brighton Gazette on the 29th of May 1873:  
https://www.thekeep.info/collections/getrecord/GB179_BUR_2_6_1873_5  

 

https://www.thekeep.info/collections/getrecord/GB179_BUR_2_6_1873_5


The Keep Reference: BUR/2/6/1873/5  

https://www.thekeep.info/collections/getrecord/GB179_BUR_2_6_1873_5







APPENDIX 23:  

Details of record BMW/A/2/33/79, showing transfer of Downland House from executors of JW 

Scarlett to Richard James Streatfeild, 8 October 1890: 

https://www.thekeep.info/collections/getrecord/GB179_BMW_A_2_33_79  

 

https://www.thekeep.info/collections/getrecord/GB179_BMW_A_2_33_79






APPENDIX 24:  

1951 Sales Particulars map 

 





APPENDIX 25:  

Relevant Planning History and extracts relating to: 

a. Partridges, extract of planning approval T/1953/1007/F 

b. Gormanston, extracts of planning approvals for T/1953/10747/F, amended as 

T/1957/219/F 

 



Relevant Planning History which informed the settings appraisal 

T/1953/1007/F (amended as T/1954/11007A/F + T/1955/11007/B/F) – 
Conversion/Rebuilding of oast house (Partridges) to dwelling (with amended plans) 

T/1953/10747/F – demolish existing cottage (1 Downland Cottages) and erection of 
new farmhouse (later superseded) 

T/1956/295/F - Boiler house/chicken house at Downlands Farm

T/1956/532 - Dutch Barn at Downlands Farm 

T/1957/219 – erection of new farmhouse (Gormanston) – follows approved  
T/1953/10747/F but with revised siting  

T/1957/946 - 2x Boiler houses  / chicken houses at Downlands Farm 

T/1957/971/F (amended as 1958/97) – Erection of cottage (3 Downland Farm 
Cottages)  

T/1959/126/F – Erection of agricultural workers dwelling (3 Downland Farm 
Cottages) 

T/1961/645/O – housing development known as Rocks Park Estate (within parkland 
of Buckswood Grange 

T/1965/1165 - Chicken houses at Downlands Farm 

WD/1975/1997/F – COU of Charlwood Manor to Residential Rest Home  

WD/1975/134CC – erection of Primary School (within parkland of Buckswood 
Grange)

WD/1982/0590/F – kitchen extension at Oast Cottage for R.A. Stevens Esq  

WD/1986/3207/F – tennis court at Buckswood Grange 

WD/1986/3865/O – housing development known as Rocks Park West Estate 
(within parkland of Buckswood Grange)

WD/1988/0985/F – 66 dwellings at Rocks Park West Estate (within parkland of 
Buckswood Grange) 

WD/1995/3379/F (extended as WD/2002/0110/FE, WD/2007/0195/FE, 
WD/2009/2547/FE) – Conversion of Charlwood Manor to 5 dwellings  

WD/1996/2693/F and WD/96/2943/LB – Conversion of barn (Swallow Barn) to 
single dwelling and erection of garage (amended scheme as WD/2002/2236/LB and 
WD/2002/2235/F) 



WD/2006/3399/F – extension to No 1 Downlands Farm Cottages 

WD/2015/2819/F (amended as WD/2020/1933/FR) – construction of new house in 
former Quarry (Quarry House) 

WD/2018/0779/O (resubmitted as WD/2020/1650/F) – Outline application for the 
demolition of existing buildings and erection of 9 no. dwellings and creation of new 
access at Charlwood Manor 

WD/2019/0209/F – 2 self-build dwellings on Land at Snatts Road (formerly part of 
the gardens to Downland House/Charlwood Manor) 

WD/2021/1764/MAJ (resubmitted as WD/2023/1294/MAJ) - conversion and 
extension of existing care home and demolition of bungalow and garage to allow for 
creation of 17 dwellings at Charlwood Manor 







APPENDIX 26:  

Aerial Photographs  

 



1947 Aerial © ESCC HER 

Note the differences to the tree cover/woodland west of the Downlands Farm group – circled in red. N.B. reproduced at a different size to the 

following aerial images.



Imagery date: 1/1/2004 © Infoterra Ltd & Bluesky via Google Earth 



Imagery date: 1/1/2005 © 2023 Getmapping plc via Google Earth 



Imagery date: 5/23/2009 © Infoterra Ltd & Bluesky via Google Earth 



Imagery date: 6/6/2013 © Google Earth 



Imagery date: 7/24/2014 © Google Earth 



Imagery date: 8/7/2015 © Google Earth 



Imagery date: 4/23/2020 © Google Earth 



Imagery date: March 2022 © Google Earth 



APPENDIX 27:  

LBC for Barn conversion including Conservation Officer’s comments on planning file relating 

to WD/1996/2693/F and WD/1996/2943/LB 

 













APPENDIX 28:  
 
Photographs of Partridges Oast, from sales particulars: 
https://themovemarket.com/tools/propertyprices/partridges-snatts-road-uckfield-tn22-2ar     

 

https://themovemarket.com/tools/propertyprices/partridges-snatts-road-uckfield-tn22-2ar


Property valuation - Partridges, Snatts Road, Uckfield, Wealden, TN22 2AR | The Move Market 
 
 

 
 

 
 

https://themovemarket.com/tools/propertyprices/partridges-snatts-road-uckfield-tn22-2ar#email-signup


 
 

 
 



 
 

 
 



 
 

 
 



 
 

 
 



 
 

 
 



 



APPENDIX 29:  

Extract of tithe apportionment for ‘Broomy Field’, plot 53 of Uckfield Tithe Map 

 









APPENDIX 30:  

Public Representation of Downlands Action Group, 9 September 2022 
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From: Downlands Action Group 
Sent: 12 September 2022 15:08
To: planning
Cc: Peter Waldock; Town Clerk - Uckfield Town Council
Subject: Downlands Farm Objection WD/2022/1637/MEA
Attachments: Objection_Downlands Farm_Downlands Action Group WD2022_1637_MEA.pdf

Dear Mrs Turner  
cc North Ward Uckfield District Cllr Peter Waldock 
cc Town Clerk, Uckfield Town Council 

Please find attached the objection from Downlands Action Group with reference to 424 houses on 
Downlands Farm hay meadows, ref WD/2022/1637/MEA 

 

Yours sincerely 
Downlands Action Group 

c/o 4 Claremont Rise, Uckfield TN22 2AH



 

 
` 

9th September 2022 
 
 
Downlands Action Group   
Objection to Downlands Farm Planning Application 424 houses  
Ref. WD/2022/1637/MEA 
 
 
 
Dear Mrs Turner 
 
Downlands Action Group wishes to register our continued strong objection to the development of 
Downlands Farm and object to this new planning application for 424 houses. 
 
The strength of local opposition to this development application is demonstrated by the volume of 
objections, all of which cover the significant harm the community wishes to avoid for a cherished 
and well-loved area.  
 
The community objections are material planning considerations and describe the unsustainable 
nature of this proposed 424 house development including the roads, traffic, services, schools, 
doctors, dentist, water supply, sewage infrastructure, harm to Lake Wood, harm to the environment 
and biodiversity, harm to the wildlife and harm to the ancient woodlands and woodland corridors 
surrounding Downlands Farm.  
 
The severity of the impact and loss of this vital green space to the local community has not been 
assessed. 
 
15m buffer zones around irreplaceable habitats of ancient woodland should mean that there is no 
access to the fields via Thirty Acre Wood or through Fir Tree Grove, and 15m buffer zones around 
Longwood Gill and Shermanreed Ghyll should ensure they are not within the SANG zone. Woodland 
Trust planner’s manual indicate larger buffer zones of 50m and 100m which would mean no access 
from the proposed bypass roundabout and the proposed emergency access fails on all 
irreplaceable habitat buffer zones. 
 
The following provides information for refusal as material planning considerations with reference 
to landscape, cultural history, heritage, ecology, freshwater habitats, environment, UK BAP habitats 
and UK BAP species considerations, the size of the Downlands Farm site, Landscape assessments, 
national planning policy framework considerations, ancient woodland, and deciduous woodland 
information. 
 
Yours sincerely, 
Downlands Action Group 
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OUTLINE 
 
Previous Judicial Review - Material Planning Consideration 
 
Downlands Action Group helped defend Downlands Farm during the last planning appeal and wish 
to submit the previous application, appeal, Inspector’s  letter to the Secretary of State,  Secretary of 
State refusal, Wealden WDC officer reports and the other information held on file via the WDC 
planning portal reference WD/2006/2855/MEA (link here Planning and Building Control - Wealden 
District Council)  
 
This last refusal is a Material Planning Consideration for refusal.  
 
The application and previous WDC officer notes are essential as they highlight areas and examples 
of habitats which are missing from this next planning application.  
 
There are omissions in this new attempt at a planning application, hence our request that the 
application WD/2006/2855/MEA is included as a material consideration. The applicants have failed 
to appreciate the scale of importance of the irreplaceable ancient woodland, UK BAP habitats and 
UK BAP species.  
 
This new planning application for 424 houses (and possibly another 424 capacity as additional 
notes within their application) conflicts with the policies in the WDC saved local plan 2013 and 
environmental and countryside saved policies including other WDC planning policies, all of which 
provide protection for heritage, countryside, landscape, the environment, biodiversity, ancient 
woodlands etc. 
 
 
Downlands Farm  
 
Downlands Farm is in Uckfield North Ward, East Sussex, Wealden District Council. Downlands Farm 
is in rural open ancient countryside and overlooks the Ashdown Forest SAC SPA SSSI and Area of 
Outstanding Natural Beauty, AONB.  
 
Downlands Farm long standing grassland habitats and hay fields overlook the medieval historic 
area of Maresfield.  
 
It is an ancient High Weald farm and woodland landscape surrounded by ancient woodland and 
ancient ghyll streams and provides headwaters to Shortbridge Stream.  
 
Downlands Farm is also adjacent to three Local Wildlife Sites and a Local Geological Site.  
 
Downlands Farm was part of the Streatfeilds of Uckfield landed gentry estate from the late 1700s. 
Uckfield was formerly a ‘ville’ of Buxted. Downlands Farm is alongside the A22 and the entrance to 
this grand estate is largely intact and includes the Streatfeilds carriage drive from Budletts 
Common and Downlands Farm, past the lake to Buckswood Grange Grade II listed building.  
 
The Streatfeilds are of historic importance to the County area and one of four significant families in 
the County during the Victorian era - Lord Sheffield of Sheffield Park, Buxted Park, Manor of 
Maresfield and the Streatfeilds of Uckfield.  
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This is important in relation to this planning application as the Streatfeilds are responsible for the 
carriage drive and built “The Rocks,” now known as Buckswood Grange, which is a Grade II listed 
building. The Streatfeilds carried out engineered adaptations to the natural environment to create 
the William Gilpin inspired Picturesque Rural Park and lake Garden called Lake Wood, now a local 
nature reserve owned and managed by the Woodland Trust.  
 
Lake Wood is steeped in history from the Mesolithic era 8-10000 years with sandstone rock 
shelters and recorded flints and blades from this era. The area including Downlands Farm and Lake 
Wood can rightly be regarded as a heritage rural park and garden which should receive the same 
protection identified in the Landscape Character Assessments for rural parks and gardens as it is of 
ecological and historic significance.  
 
The amenity value, the landscape setting, the beauty, and tranquillity of Downlands Farm 
connected to Lake Wood has been undervalued in this planning application and the application 
fails to conserve and protect this heritage and fails to conserve and protect the ancient landscape 
of Downlands and therefore fails to comply with local and national framework policy.  
 
The carriage drive was created around 1790 and the lake designed shortly after; the lake and the 
Streatfeild design included Downlands Farm and remains intact, included in the landscape design 
was the location of Rocks Road, which was used to bring commerce from Lewes via the Streatfeilds 
canal and wharf at Shortbridge.  
 
The 1829 Figg estate maps of the Streatfeilds estate and the Figg maps of Buxted Park show how 
these County estates are both historically important and identifies the magnificence of both these 
estates beside each other at Budletts Common, London Road.  
 
The 1829 Figg maps include Downlands Farm and the ancient and well-preserved medieval 
landscapes including that of the common of Malling Budletts. Downlands Farm as part of the 
Streatfeilds estate was recorded in 1829 on an estate map and a further map of Malling Budletts.  
 
These maps are important because they show Downlands Farm is largely intact two hundred years 
later and therefore the historic cultural heritage, ancient woodlands and ecological continuity is 
proven without doubt. 
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1829 Streatfeilds Figg estate Map Downlands Farm, Shermanreed and Malling 
Budletts 

 
Figg 1829 (Source The Keep ADA 229-02) one of a series of estate maps for the Streatfeilds showing 
Downlands Farm, Snatts Road, Rocks Road, the 1790 carriage drive from Lake Wood to Budletts, 
Longwood Gill, Shermanreed ghyll, Downlands Farm Shaw, Thirty Acre Wood, Fir Tree Grove. 
 
The 1829 Figg maps were used to inform the 1841 Tithe maps of which Downlands Farm and Malling 
Budletts common is recorded in 1841 as part of the Streatfeilds estate. The carriage drive remains 
within the Downlands Farm site but has not been under conservation under the current 
stewardship allowing degradation to this heritage asset of County Importance to Uckfield.  
 
Downlands Farm is historically and ecologically linked to Lake Wood and Budletts due to its 
ecological heritage from the Mesolithic era (8-10000 years) and the ancient and medieval 
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landscape providing ecological continuity from this era to 2022. Downlands Farm runs from the side 
of Fir Tree Grove and the side of Lake Wood to the carriage drive at London Road, Budletts Common.  
 
Downlands Farm is identified in the WDC SHELAA as unsuitable for development. This followed the 
rigorous review at the public inquiry which culminated in the appeal decision concluding in 2009. 
This is a material consideration in favour of refusal of the current application.  
 
The developers are now attempting to divide the Downlands Farm site in two. Approximately one 
half has been put forward in this latest planning for 424 houses (the last application was for 750 
houses).  
 
Fragmenting ancient woodlands within the Downlands Farm from its ancient landscape setting and 
dividing it from its historic and ecological continuity and heritage would cause considerable loss, 
harm and deterioration of ancient woodland and woodlands from the 1800s.  
 
This development would cause harm to the freshwater ecosystem, ecology, landscape, and 
heritage. There would be harm to the ancient woodlands and to a mosaic of UK Biodiversity Action 
Plan (UK BAP) habitats. These habitats support many endangered and UK BAP species of 
importance.  
 
Fails presumption in favour of development 
 
The planning application for 424 houses, including the omissions, fails to comply with local 
planning policy and the National Planning Policy Framework. The application does not qualify as 
sustainable development within the criteria of the NPPF, therefore this application does not benefit 
from a presumption in favour of development.  
 
Relevant development plan policies, and issues, other guidance and previous evidence in respect 
of Downlands Farm include the following:  
 

● The Wealden District Core Strategy Local Plan, February 2013 
● The saved policies from the previous WDC Local Plan 
● The proposed development is outside the development boundary within the Core Strategy 

Local Plan. The application fails Chapter 4 and Chapter 5: protecting the environment and 
countryside policies.  

● The application fails NPPF 2.8:  ecology 
● The application fails NPPF 15:  Conserving and Enhancing the Natural Environment 
● The application fails to meet the recommendations of the Wealden 2022 Landscape 

Character Assess:  Area 6D:  High Weald: this is a key link within the Biodiversity Opportunity 
Area 

● The application fails to meet the policies of DEFRA 2022:  Keepers of Time  
● Experts in ecology and habitats have assessed and commented on the character and quality 

of Downlands Farm and its immediate surroundings. These experts include Dr Martyn 
Stenning, Professor Beebee (SSSI assessment for amphibians, reptiles and great crested 
newts). Assessments by these experts provide vital evidence confirming the application 
should fail due to its impact on ancient woodland, ecology, habitats, and the species 
contained within them.  

● Downlands Farm provides ecological functional connectivity between habitats and is an 
essential link with the much-needed Biodiversity Opportunity Area for corridors of habitats 
and species and therefore the application fails to meet the BOA requirements. 
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● The application has failed to recognise the historic importance of the environment, the 
heritage and has even missed the rural park and garden of the Streatfeilds and the 
connecting c1790 carriage drive shown on mapping and images used for this planning 
application, and therefore fails NPPF 16: Conserving and Enhancing the Historic Environment.  

 
 
WDC May 2022 Landscape Assessment:  Biodiversity Opportunity Area 
 
Lake Wood, Budletts and Downlands Farm site are part of the High Weald Biodiversity Opportunity 
Area and landscape corridor forming a wider context which should not be divided and should not be 
separated from its wider historic and ecological continuity - see the appendices.  
 
 
National Planning Policy Framework NPPF 2021 
 
The application also fails to meet the policies contained within the National Planning Policy 
Framework in terms of its treatment of ecology and historic assets. It fails to conserve or enhance 
biodiversity as it would cause loss, deterioration, and harm to ancient woodland contrary to 
national and local policies. The application is unable to ensure biodiversity net gain - contrary to 
the developers’ assertions.  
 
Causing harm to irreplaceable habitat means that net gain is not achieved, within the terms of the 
NPPF. The developers have even suggested ‘translocation of ground flora’ in Fir Tree Grove, 
apparently to suggest that the proposal could amount to sustainable development. It is no such 
thing. Fir Tree Grove is an ancient woodland. Disturbance to this woodland, including creation of a 
boardwalk, presumably mounted on posts which would be pile-driven into the sandstone rock, 
would be inappropriate and very damaging in such an area. This is an irreplaceable habitat, which 
needs to be protected from avoidable harm. The local objectors have strongly shown, by the 
objections which they have lodged to the applications that they do not wish any harm to come to 
this area.  
 
 
HABITATS 
 
Ancient Woodland and Deciduous Woodland Priority Habitat Inventory  
 
The developers own notes state that there is loss to ancient woodland, as if it is inconsequential 
(developers’ own paragraph 4.10).  
 
Ancient Woodland is an irreplaceable habitat and cannot be replicated in this lifetime.  
 
The standing advice of Natural England and the Forestry Commission includes guidance on 
Plantations on Ancient Woodland Site (PAWS), Wood Pasture and Parkland. The advice documents 
state that these areas should benefit from the same degree of protection. Ancient woodland may 
be open; newer woodlands on ancient woodland soils may also be identified by the presence of 
ancient woodland inventory (AWI) ground flora species. The public is familiar with many of these 
AWI ground flora species:  the most recognised ancient woodland indicators being wood anemone 
(a slow coloniser of AWI) and the famous English bluebell, as well as dogs’ mercury, wild primrose 
and wild daffodil to name a few. These species are present in Downlands Farm in considerable 
numbers.  
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Wood Pasture and Parkland is also identified on MAGIC maps as Priority Habitat. The developers’ 
desk-based masterplan has omitted reference to this. It appears that this plan has referenced 
stands of oak trees as ‘scrub.’  This fails to understand the historic records of Downlands Farm, 
going back to the 1600s, which demonstrate the pedigree of this ancient woodland corridor. The 
omission of this issue from the desk-based studies of the developers is striking, when the issue 
has previously been identified at Downlands Farm, including references in the WDC officers’ reports 
attached to the previous application. 
 
Downlands Farm ancient woodlands and Budletts Common have been identified as Critical Natural 
Capital and of County Importance by ecologists who gave evidence in the previous application 
concerning Downlands Farm. The latest application has failed to identify this critical county 
important site. The Critical Natural Capital includes the corridors of ancient woodland, ancient wet 
woodland and ancient woodland ghylls.  
 
Fragmentation of ancient woodland means causing irrevocable loss, harm and deterioration to this 
nationally important habitat and wildlife corridor which links the Woodland Trust nature reserve at 
Lake Wood, through Budletts, to Buxted Park SSSI. The corridor also provides links to the Woodland 
Trust reserve at Views Wood. Preservation of this corridor is needed, to conserve and provide 
protection to an important part of the identified Biodiversity Opportunity Area (BOA). 
 
Downlands is pivotal in this BOA and is a stepping stone and link between habitats to be protected 
as part of the NPPF and local plan policies.  
 
Downlands Farm provides a valuable and essential resource for the Local Nature Recovery 
Strategies required by government policies. The LNRS strategy should include maintaining the links 
between West Park LNR and Lake Wood, including Downlands Farm and Budletts Common medieval 
landscape. The strategy should keep the connection between Budletts and Paygate Wood, 
Roundwood to Buxted Park (which contains a Grade II* listed building), a national medieval 
monument, an SSSI and Views Wood. 
 
Since the previous Downlands Farm planning application, the protection of ancient woodlands has 
been given additional emphasis through the NPPF, and more changes are expected following the 
recent Environmental Bill. The House of Lords’ Amendment 100 suggested 50m buffer zones to 
protect ancient woodlands and further enhanced protections are being reviewed. 
 
WDC does have a share of the remaining 2-2.5% of the UK ancient woodland remaining and it is 
submitted that this natural resource across Downlands Farm must remain protected. 
 
There is increasing knowledge of habitat and species decline. Government is recognising this via its 
widely known consultations as to the need to protect and halt this decline. New Policies to enhance 
protection of these vulnerable habitats have been announced in the updated DEFRA May 2022 
document regarding woodlands, entitled “Keepers of our Time”.  
 
Additionally, there is a new national initiative to update the existing desk-based maps by 2024, to 
capture the unrecorded woodlands of the 1800s, wood pastures, parklands and ancient woodland 
areas which are missing from the national AW inventories on MAGIC maps.  
 
This initiative should apply to Downlands Farm to ensure the unrecorded PAWS and irreplaceable 
habitats and missing UK BAP Priority Habitats across the ancient Downlands Farm area are finally 
recorded for the desk-based study maps.  
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If the current application is refused and goes to appeal, Downlands Action Group will provide 
evidence to any public inquiry of the historically documented Downlands Farm ancient woodlands 
from the 1600s. This evidence will demonstrate that the desk-based studies and maps used for the 
masterplan are inaccurate and that ancient woodland is in danger of being removed because it is 
not recorded on those studies and maps, contrary to standing advice protecting ancient woodlands. 
 
It is well known from research (see examples on the Woodland Trust website) that fragmentation 
and development are among the most severe forms of harm to ancient woodlands. The same is true 
of changes to the hydrology of these woodlands, including wet/ghyll ancient woodlands, which are 
irreplaceable habitats (wet woodland is also a UK BAP habitat).  
 
In mitigation hierarchy the first step is to AVOID harm to ancient woodland and to choose a less 
sensitive site for any development. This first step of AVOID has evidently been disregarded in the 
drafting of the current application.  
 
The Woodland Trust tree planning manual suggests that there should be 50m and 100m buffer 
zones to protect ancient woodland. The WT provides research papers demonstrating why 
maintaining connected ancient woodland habitats is key to their survival and advising that SuDs 
should not be placed where they change the hydrology of ancient woodlands.  
   
This current application has circa 13 SuDs in two fields. Despite this, the application has overlooked 
the presence of the rare peat-fed lake in the centre of Lake Wood, Gormanston large pond ,aquifer 
springs, and the headwaters to Shortbridge Stream. All of these affect the hydrology of ancient wet 
woodland ghylls.  
 
The application fails to acknowledge that water chemistry and hydrology changes will affect these 
multiple ancient woodland habitats, together with the headwaters, priority pond habitats, bogs, 
ditches, streams and ghylls. The peat-fed lake, WFD Shortbridge Stream and other priority 
freshwater habitats will also be affected by this proposed development.  
 
Downlands Farm should not be developed. WDC planning officers clearly expressed that view in 
response to the previous application (see paragraph below). The scale of proposed mitigation is 
inappropriate, as development at Downlands Farm should be avoided altogether. Mitigation on the 
scale suggested in the application would not alter the fact of irreversible damage to the landscape, 
sensitive ecosystems, and habitats. Even the proposed scale of mitigation would not be adequate 
in this exceptional environment. 
 
The planning officer for WDC stated in relation to the previous application (Paragraph 286: “.... 
adequate mitigation has not been proposed. The impacts on ancient woodland, and on great 
crested newts, dormice and other fauna would be contrary to national and local policies. Given the 
availability of other sites, Downlands should be ruled out of contention as a housing site on 
ecological grounds alone.”  These comments remain valid. The present application would degrade 
and cause loss, harm, and deterioration to these valuable Critical Natural Capital areas. Downlands 
remains unsuitable in terms of the ecological impact alone to Downlands Farm, quite apart from 
the damage which would be caused to adjacent habitats supporting endangered species.  
 
The National Planning Policy Framework outlines that: “development that results in the loss or 
deterioration of irreplaceable habitats, such as ancient woodlands, ancient and veteran trees 
should be refused unless there are wholly exceptional reasons.”    There are no wholly exceptional 
reasons here. Downlands Farm is too sensitive to development change and the scale of so-called 
mitigation suggested will itself result in harm. 



 

Page 10 

  
Extracts from May 2022 DEFRA policy updates 
 
The application fails to meet the policy guidelines published by DEFRA in May 2022 which were 
established to update “Keepers of Our Time”. This is because of all the direct and indirect harm 
which this development introduces, including fragmentation of the woodland environment, 
inclusion of ancient woodland within SANGS and a huge volume of proposed  recreational 
disturbances. The application would also cause harm to the environment needed by UK BAP 
species, including the endangered hazel dormouse and red list species 
 
DEFRA extracts 
 
“We will improve the ecological condition of ancient woodland and ancient and veteran trees, 
ensuring they are appropriately managed for the long term. We will conserve the rare, threatened 
or priority species that rely on ancient woodland, such as dormouse and pine marten. We will 
reduce the pressures on ancient woodland, and ensure they are more resilient to the threats of 
climate change, pests, and disease. And we will value ancient woodland and ancient and veteran 
trees, making sure they are recognised for their natural capital and cultural value, and making an 
increasing contribution to our health and wellbeing. In this way we can ensure we hand over these 
irreplaceable habitats in a better state for the next generation. 
 
Our ancient and native woodlands and ancient and veteran trees are immensely rich habitats. 
Highly valued by their owners and users, many are declining or threatened. Sustainable 
management is key to realising their potential. 

 
There are also more widespread environmental changes that can threaten woodland and cause 
deterioration of habitats. For example, diffuse pollution and functional isolation of woodlands from 
other woodlands and semi-natural habitats as the built environment expands nearby. 
 
Fragmentation 
Many ancient and native woodlands are very small and have become increasingly isolated from 
other semi-natural habitats. This fragmentation means that if a species disappears from a 
woodland, there is no nearby source from which it can recolonise. This can also affect ancient and 
veteran trees. The intensification of agriculture and increased pressure from development over 
recent decades has exacerbated the effects of isolation. Many of the species associated with our 
woody habitats are poor dispersers and the current lack of habitat connectivity will lead to them 
being threatened as their ‘climate space’ moves and changes. 
 
Development and boundary incursions 
Development can threaten ancient and native woodlands. Woodland can suffer loss and 
deterioration if houses or roads are built too close to it through damage to soils, roots and 
vegetation, and changes to drainage. 
 
Development can also cause indirect effects including: 

● increasing disturbance to wildlife from noise, light pollution, and domestic pets 

● cutting back of trees and shrubs along the woodland edge 

● the expansion of adjoining gardens into the woodland margin 
 

Development also increases the occurrence of other effects listed in this section such as 
fragmentation and overuse by people. 
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While we have made progress on protecting these trees and habitats from loss and improving their 
ecological condition, there is still more to do. The need to protect and improve ancient and native 
woodland and ancient and veteran trees for people, nature, climate, and the economy is still as 
relevant today as it was in 2005. 
 
Throughout this document, when we refer to ancient woodland we are referring to all habitat types 
that sit within this category. Unless otherwise stated, this includes: 

● ancient semi-natural woodland 

● plantations of ancient woodland sites 

● ancient wood pasture and parkland 

● infilled ancient wood pasture and parkland 
 

Protecting and enhancing ancient and native woodland and ancient and veteran trees will 
contribute to achieving the Government’s proposed environmental targets, such as the tree canopy 
and woodland cover target. 
 
The value of ancient and native woodlands and ancient and veteran trees  
 
England’s ancient and native woodlands and ancient and veteran trees support high levels of 
biodiversity. They are home to a quarter of England’s priority species for conservation. They also 
deliver many ecosystem services including water and soil regulation, carbon storage, support for 
people’s wellbeing and their long-standing cultural values. 
 
MAGIC … This dataset is not complete and ancient woodland may be present on sites, even if not 
included on the ancient woodland inventory. 
 
Ancient and veteran trees, including in wood pasture and parkland, are particularly threatened by: 

● inappropriate agricultural management and other land management activities 

● soil compaction 

● ploughing in the root zone 

● agricultural chemicals, including on neighbouring land 
 
Dogs can disturb wildlife and cause enrichment of soils if owners do not remove dog waste. “   
 
Comment: The volume of dogs introduced into this tranquil environment via two car parks and 424 
houses will change and enrich the woodland soil composition and add to pollution and 
contamination of the headwaters during rain as it washes off the fields and soils into the ghyll 
headwaters.  
 
“Safeguarding landscape context 
 
Our strategic objective is to recognise, protect and enhance the value of ancient woodland and 
ancient and veteran trees in our landscape. 
 
Ancient woodland and ancient and veteran trees have been a feature of our landscapes for 
centuries. They provide an important sense of place and local distinctiveness to landscape 
character which we must protect. Where activity such as intensive agriculture and development 
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takes place near these habitats, we should consider adequate buffer zones to protect the resource 
from harm. 
 
To safeguard the landscape the Government will: 
9.1 Make sure the management and creation of ancient and native woodland conserves and 
enhances the local distinctiveness and landscape character. 
9.2 Avoid and minimise the effects of intensive land uses such as…..” 
 
Comment: The fragmentation of habitats and the buffers suggested are inappropriate in this 
location.  
 
 
UK Biodiversity Action Plan Habitats and UK BAP Species 
 
The harm to a mosaic of unrecorded UK BAP habitats supporting a rare assemblage of UK BAP 
species is contrary to NPPF policies protecting habitats and species of importance. We refer you to 
the planning officers’ evidence to the previous public inquiry, where there are lists of the identified 
habitats. These are not shown on the desk-based studies submitted with the current application.  
 
UK BAP Habitats are also Habitats of Principle Importance, HPI, for Conservation under Section 41 of 
the Natural Environment and Rural Communities (NERC) Act 2006. 
 
 
Freshwater habitats 
 
Downlands Farm includes a naturally functioning freshwater ecosystem and headwaters to 
Shortbridge Stream. This stream is one of the most important in the area for sea trout spawning and 
European eel migration. The stream appears to not have suffered from recent sewage 
contamination, unlike many other local watercourses, making it even more important.  
 
This is the type of freshwater environment that national consultations by DEFRA and other bodies 
are trying to protect, in an effort to ensure that species and habitat declines are halted. 
 
Lake Wood is a rare peat-fed lake receiving freshwater from Downlands Farm. Downlands Farm and 
its surroundings contain multiple UK BAP priority pond habitats, wet woodlands, bogs, ditches, old 
woodlands from the 1800s, unrecorded Parkland and Wood Pasture and unrecorded UK Biodiversity 
Action Plan Priority Habitats (UK BAP). These were identified in the last planning application but are 
not referred to in the desk-based studies submitted by the applicant now.  
 
Downlands Farm, Budletts and North Uckfield is a rare High Weald environment in that it is largely 
undisturbed and in itself has qualified for UK BAP species protection, due to this lack of disturbance 
and the existence of its tranquil ancient woodland environment. North Uckfield, including 
Downlands Farm is of County and National importance and should not be fragmented.  
 
The proposed roundabout which would provide the main access to the development sits on 
groundwater and surface water, as shown on the blue infrastructure map. The scale of change 
proposed to the freshwater habitat and headwaters includes changes which would affect Lake 
Wood, Longwood Gill, Shermanreed Ghyll, Shortbridge Stream and Butchers Wood. The construction 
of the access road and roundabout would cause the fragmentation of ground and surface water.  
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The fields' water run-off and wet habitats during winter are a noticeable and valuable feature. The 
Downlands woodlands, fields and land is likely to absorb and act as a conduit for more water than 
the river ‘pipe’ in Uckfield town centre, which is monitored for flooding during extreme events. The 
woodland ghylls are best witnessed during rain and the wet seasons. The ghyll waters rise and 
freely flow, and one ghyll has a waterfall.  
 
The field water adjacent to Lake Wood flows rapidly out of the ground and has created its own ditch 
exactly where the proposed roundabout and access road is. This is partly shown on the blue 
infrastructure map next to Lake Wood and the A22.  
 
The fields remain extremely wet and hold significant amounts of water during the winter and wet 
months. The flow of water from these fields in all directions is remarkable, and is, exactly what one 
would expect of a natural, undisturbed environment fully functioning freshwater habitat which has 
so far been undisturbed by development and the creation of new access points.  
 
This can be demonstrated by the fact that even a new ‘test’ hole bored by the applicant’s surveyors 
has now developed its own aquifer fed spring. This has such a great water flow that it has created 
its own ditch/gully downhill.  
 
The water near the surface seeps through the ground and sandstone to the lake and ghylls.  
 
Rain and surface water also flows off the fields to the lake and ghylls. The rainwater can be seen 
flowing to the lake from the ancient carriage drive (a feature which has been ignored by the 
applicant) and from the top of the lake's ghyll.  
 
See the LiDAR maps for evidence of these ghylls and confirmation that they are lower in the 
landscape than the field topography. Two of the Ghylls and an alder carr are also unrecorded on the 
desk-based study maps. 
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Freshwater Habitats and ecosystem - Blue Infrastructure Map  
 

 
 
This blue infrastructure map, when compared to the following LiDAR maps, shows the ancient, 
connected landscape and fully functioning freshwater ecosystem. Downlands Farm connects Lake 
Wood to Budletts Common through the fields and ancient woodlands and is an integral part of the 
Landscape Character Assessment linking the Biodiversity Opportunity Area. The woodland is 
continuous from Lake Wood alongside the A22 bypass, through Thirty Acre Wood to Budletts 
Common and Budletts Wood, providing a continuous canopy for the endangered hazel dormouse 
and other UK BAP endangered species. This woodland habitat on MAGIC maps is of high spatial 
biodiversity priority and a priority woodland continuous habitat. 
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The proposed roundabout is at a point where water collects off the fields. This will add to high 
levels of groundwater next to the bypass. Shortbridge Stream is nearby. The harm the roundabout 
and new access road will cause in this location is a material planning consideration and fails to 
conserve and protect the ecology, the environment, and the heritage landscape. 

 
This map shows the surface and groundwater where the proposed roundabout is located, at the 
intersection of 3 LWS (Butchers Wood, Lake Wood, and Shortbridge Stream). Shortbridge Stream is at 
the closest point, meandering next to the A22. The surface and groundwater flows from the fields to 
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priority UK BAP pond habitats, ancient wet woodland ghylls, Lake Wood, Longwood Gill, Budletts 
Wood, Shermanreed Wood, Butchers Wood, Thirty Acre Wood and Shortbridge Stream.  
 
 
LiDAR Maps 
 
These LiDAR maps are available online: source:  Side by side georeferenced maps viewer - Map 
images - National Library of Scotland (nls.uk) 
 
In the LiDAR image below can be seen Lake Wood, Gormanston, Fir Tree Grove and Downlands Farm 
Shaw, the ancient carriage drive and in some cases, the ancient woodland outlines.  
 
In the following LiDAR image one can see the significance and scale of the Mesolithic sandstone 
rock outcrops and the structure of the ancient woodland ghyll of Lake Wood and how the ghyll 
reaches the Downlands Farm fields and the fields surface and groundwater of the lake.  
 
The carriage drive route is clearly visible as is the ancient woodland.  
 
The Downlands Farm Shaw AWI holds a significant priority pond in terms of amphibians, reptiles 
and great crested newts meeting SSSI criteria (see the evidence of Professor Beebee, submitted to 
the previous public inquiry.) This is unrecorded ancient woodland (evidence available).  
 
Fragmentation of Downlands Farm Shaw priority pond habitats, and habitats used by the county 
important site for amphibians, reptiles and great crested newts, by the construction of roads and 
hundreds of houses would irrevocably harm this landscape.  
 
This development would be highly detrimental to the area’s biodiversity, habitats and vulnerable 
species and would disconnect the habitat from Lake Wood and the sizable pond of Gormanston, 
removing an important link for species needing this landscape to move freely. This would fail to 
protect endangered species from further loss and decline, contradicting a direct government 
initiative which is aimed at achieving that objective.  
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LiDAR Lake Wood, Gormanstan pond, Downlands Farm Shaw, Carriage Drive 

 

 
 
Above, LiDAR image of Lake Wood ghyll, Downlands Farm Shaw, Gormanston large pond, Fir Tree 
Grove and the sandstone rock outcrops of Chicory Cottage, Rocks Road, and the end of Snatts Road. 
This proposed development proposes to fence off Lake Wood from its natural habitat. This is 
inappropriate and would prevent species moving between the fields and ancient woodlands. 
 
The proposed development will fragment a habitat for amphibians and reptiles described as county 
important and meeting SSSI criteria. 
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The LiDAR below shows the connected ancient woodland corridors and the 3 PAWS along the A22 
corridor adjacent to Lake Wood LWS LGS and Longwood Gill and Downlands Farm Shaw 
 

 
 
Above LiDAR image shows the location of the roundabout and the A22 car park with unrecorded 
ancient woodland (visible when comparing LiDAR to MAGIC AWI). Areas of unrecorded ancient 
woodlands and Downlands Farm Shaw are missing from the MAGIC inventory.  
During spring, one can see from the bypass carpets of bluebells and wood anemone. These are well 
known indicators of the presence of ancient woodland soils and their ground flora.  
  



 

Page 19 

 

Unrecorded Ancient Woodland  

 
Our belief is that these ancient woodlands with carpets of bluebell and wood anemone remain 
unrecorded on MAGIC and demonstrated clearly during spring with the ground flora present of an 
ancient woodland site/soil. The map evidence and historic documents can be provided. 
 
 

 
 
 
A22 bypass and Thirty Acre Wood. The areas of unrecorded ancient woodlands are outlined in red. 
PAWS are present within the three gaps. Standing advice indicates that these should benefit from 
the same protection as ancient woodland irreplaceable habitats.  
 
Notwithstanding, ancient woodland cannot be replicated in our lifetime, the fact that AWI ground 
flora species is present along this Thirty Acre Wood corridor should mean that the utmost care and 
caution should be demonstrated and the soils protected as if it were under the habitats directive 
and precautionary principles for rare habitats of principal importance and very old woodlands 
connected through this downland heritage landscape. 
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Roundabout and access road through unrecorded ancient woodland 

 

 
The orange circle shows the approximate location of the proposed roundabout which would cause 
loss and harm to the ancient woodland corridors. 215m visibility splays and hedgerow assessments 
appear not to have been included in the BNG reports. Another omission is the quantity of woodland 
and habitat that would have to be removed to create this splay.  
 
A new roundabout on the A22 serving the nearby development of 1000 homes which are under 
construction at Owlsbury, and Ridgewood Farm provides a clear demonstration of how much 
habitat is removed in order to create a new roundabout. As shown by the LWS maps of Shortbridge 
Stream, Lake Wood and Butchers Wood, the proposed roundabout is not sustainable and would 
cause irreparable damage to key priority habitats. 
 
The proposed cycle path on the A22 also begs the question how much habitat alongside Lake Wood 
would be removed. This habitat forms part of the wildlife corridors which support this side of Lake 
Wood.  
 
The emergency access proposed, is unacceptable placed within 15m buffers of ancient woodland. 
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The LiDAR image of Lake Wood above can also be compared to this aerial image above the lake to 
clearly demonstrate the beauty of this ancient landscape. The aerial image also confirms that an 
ancient woodland corridor is not accurately shown on the developers’ masterplan, or the MAGIC 
desk-based studies used. This woodland corridor is ancient and irreplaceable. 
 

Aerial image of Lake Wood, Downlands Farm and the ancient woodland corridor  

 

 
 
Aerial image of Downlands Farm, Lake Wood, Downlands Farm Shaw AWI, Longwood Gill, Thirty Acre 
Wood, and unrecorded ancient woodland, the A22 bypass, Butchers Wood, Fir Tree Grove, 
Shermanreed Ghyll. The fields are higher than the lake in Lake Wood. Continuous woodland canopy, 
UK high spatial priority and woodland high priority habitats 
 
Longwood Gill and Downland Farm Shaw AWI LiDAR 

  
this image highlights the ancient woodland and 
old woodlands.   The ground flora with carpetsof 
wood anemone, bluebell, dogs’ mercury, wild 
primrose, wild daffodil and should be protected 
from division and fragmentation, woodland 
rectangles which are missing from the map 
databases, also ancient woodland of Longwood 
Gill and sunken ancient track missing from the 
AWI  



 

Page 22 

 
Longwood Gill 
 
We refer to the surveys produced at the previous inquiry, which categorise this ghyll as meeting 
criteria of national importance regarding rare inland flora.  
 
The harm which would be caused by development in close proximity to this irreplaceable habitat 
and wet woodland ghyll, including placement of the base part of it in a SANG and to effectively try 
and divide Longwood Gill, this is extraordinarily severe.  
 
The area of Longwood Gill next to the A22 has an incredible ghyll topography which also contains a 
significant volume and depth of water which will not be safe to the ghyll and walkers of the SANGS. 
To encourage recreational disturbance of a ghyll and add this part of the ghyll to the suggested 
SANGS is at odds with policy to ensure ghylls are not managed or harmed due to their rarity and 
international importance. 
 
Ghyll habitats should not be ‘managed’ or manicured. The process of creating the proposed SANGS 
access, meeting health and safety requirements, and the car park adjacent to these vital old 
woodlands,  there are great concerns the connected woodland canopy between Longwood Gill and 
the ghyll parts of Thirty Acre Wood will also be ‘managed’ and divided. Creating additional access in 
these ancient woodlands, the potential to further fragment the habitats of principle importance 
affecting the environment of the endangered hazel dormouse, a species of principle importance, 
which comprehensively use these connected woodlands. Will this divide more habitats used by the 
dormouse, let alone the volume of disturbance in this previously hidden and tranquil woodland. 
 
We believe Longwood Gill and its sunken ancient track (not shown by the applicant) area meets 
Local Wildlife Site status. In the spring the banks of the ancient sunken track have wood anemone, a 
slow coloniser of ancient woodland, and another part of the ancient woodland missing from the 
applicant’s inventory.  
 
Carpets of Wood Anemone The Longwood Gill carpets of wood anemone cover the base of the ghyll 
and can be seen from the A22 bypass. Cycling, walking and disturbance by volumes of people 
accessing a SANG indicate Longwood Gill in its entirety should not be placed in the proposed SANG. 
This is due to the harm which would be caused from the sheer volume of increased recreational 
pressures, including the likelihood of off-road cycling.  
 
The proposed car park near Longwood Gill and the volume of visitors it would be likely to attract 
would irrevocably harm an ancient woodland ghyll and its headwater streams, including the EU 
Designated Shortbridge Stream.  
 
See also the LiDAR Maps section and aerial images of this significant ancient wet woodland ghyll.  
 
One of the basic online LiDAR maps follow, it is understood that geology specific tools are more 
detailed, but this image shows that the ghyll should not be placed in a SANGS with significant harm 
caused by recreational disturbance, walkers, dogs and mountain bikes. 
 
Image shows that Longwood Gill reaches the A22 in Thirty Acre Wood, and the volume of water and 
ghyll streams flows underneath the A22  Dividing Longwood Ghyll and placing part of it in a SANGS is 
inappropriate treatment of this rare habitat, to intentionally cause fragmentation of rare habitats, 
contamination introduced to headwaters of Shortbridge Stream and affects the hydrology, 
chemistry and flows of ghyll streams and waters. The ancient woodland of Longwood Gill is 
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inaccurate on the MAGIC maps and extends past the ancient sunken track nearby. Fencing off parts 
of this ghyll is inappropriate 

LiDAR - Longwood Gill 

Longwood Gill is of international importance, as per the surveys not included in this planning 
application but available on the WDC portal. The LiDAR shows this ghyll stretches to the A22 bypass 
and there is deep water and significant flows of water via a culvert to Shortbridge Stream. The 
ancient carriage drive route is also situated here. This area is extremely wet and deep in winter and 
this volume and flow of water has been placed in a SANGS contrary to standing advice for the 
protection of ghyll woodlands. It will need to be engineered to make it safe for recreational use, 
contrary to all standing advice 
 
In the application, Longwood Gill would be fragmented and separated, with parts of it being placed 
in a SANG and next to a new car park. This is inappropriate for a wet ancient ghyll woodland. The 
carpets of wood anemone have colonised the banks of the gill and are visible from the A22 bypass. 
The ancient sunken track is visible on this map and has Wood anemone on its banks. There are no 
footpaths in part of this ghyll woodland where it is proposed for the SANG, causing loss, harm and 
deterioration to the carpets of wood anemone  
 

Longwood Gill contains unrecorded 
ancient ghyll woodlands. 
 
Longwood Gill and Thirty Acre Wood are 
also wet ancient woodland and is a HPI 
(UK BAP Wet Woodland) and an area of 
woodland connectivity used by the 
endangered hazel dormouse, the risk of 
harm should be avoided, and 
conservation of these intact woodlands 
is more important than a huge increase 
in recreational disturbance.  
 
Sacrificing HPI is not a recommended 
solution and undermines the validity of 
the proposed Biodiversity Net Gain.  

 

 

 

 

 

Longwood Gill and Downlands Farm Shaw should be a Local Wildlife Site  

as it is of national and county importance and be a protected ghyll for the LWS conservation of 
multiple SPI (Species of Principle importance, UK BAP). The ghyll habitat is unrecorded on SxBRC. 
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LiDAR - Shermanreed Ghyll 

 
The proposal to place 424 houses and roads in this ghyll landscape fails to meet the conservation 
and protection objectives for priority ancient wet woodland habitats.  
 
The car park adjacent and placing SuDS in this area  is extraordinary insensitive to this complex old 
woodland. A rapid increase in construction and then visitor numbers of more than 6000 cars a 
week is horrific in an environment where only 2-2.5% remains in the UK and is as rare as the 
Ashdown Forest. 
 
Longwood Gill and Shermanreed Ghyll are complex structures, as seen on the LiDAR.  
 
Water flows from the fields and ground to these ghyll and headwater streams to Shortbridge 
Stream. .  
 
This also highlights the fact that the myriad and mosaic of ponds, bogs, ditches, springs, and 
streams across the Downlands area need protection for their important UK BAP habitats which are 
numerous across the site 
 

Wood pasture and Parkland are across 
Downlands Farm and are not recorded on the 
MAGIC inventory. 
 
This is fully evidenced and noted by the WDC 
officers reports at the last judicial review.  
 
The MAGIC maps are not demonstrating the 
depth and mosaic of connected UK Habitats 
of Principle Importance-see the lists below. 
 

Shermanreed Ghyll should be a Local 
Wildlife Site  

due to its county importance, ancient  
woodlands and priority pond habitats 
 
 
 
 
  



 

Page 25 

 
MAGIC Maps 
 
It is important to note that the MAGIC system used for the desk-based studies used by the applicant 
remains provisional (as also stated by DEFRA) and that Downlands Farm holds ancient woodlands, 
PAWS, wood pasture, Parkland and UK BAP that are not recorded. The applicant’s studies have failed 
to acknowledge the wider context of the area, the intrinsic beauty of this landscape and that it is a 
coherent ecological environment. Great weight should be given to protecting and conserving this 
area from harm by fragmentation.  
 
Knowledge and forensic examination from the previous application appears not to have been 
applied by the developers. The same goes for the local information provided by local objectors at 
the previous public inquiry. This material includes articles of the eminent Dr Stenning and his 
written evidence to the inquiry, together with the evidence of Professor Beebee.  
 
The provisional MAGIC maps have not been updated with the previous findings. These are historic 
and ecologically important corridors represented from Lake Wood to Budletts, including ancient 
and well-preserved medieval landscape, Lake Wood as a William Gilpin inspired historically 
important Picturesque Rural Park and the lake and Garden of Buckswood Grange Grade II listed 
building.  
 
The public inquiry into the earlier Downlands Farm application identified irreplaceable habitats, 
Wood Pastures, Parkland and UK BAP Habitats which are also included the definitions of Habitats of 
Principle Importance HPI. These habitats are still missing from the MAGIC mapping system, together 
with 
 

 eutrophic standing waters,  
● aquifer fed springs,  
● hay meadows,  
● lowland mixed deciduous woodland,  
● lowland dry Acid Grassland,  
● lowland heathland,  
● wet woodland 
● plantation on ancient woodland site 
● woodlands of the 1800s 
● Priority Ponds,  
● Priority Streams and river,  
● Priority Lake,  
● Purple Moor grass and Rush Pastures, 
● Inland sandstone outcrops,  
● Restorable heathland  (the same type as Ashdown Forest of which only 2-2.6% remains in the 

UK, equally as fragile as ancient woodland to recreational disturbance and cycling) 
 
It is a fact that these habitats are all present and have previously been referred to. 
 
These habitats are noticeable by their absence from the MAGIC desk-based system used to create 
the masterplan which is a key part of the current application. This seriously undermines the 
credibility of the masterplan.  
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MAGIC map shows the number of missing UK BAP habitats not on desk-based surveys 
 

 
 
The fact that important ecological features are missing from desk-based studies is evidenced 
simply by using this menu option of MAGIC maps for Downlands Farm.  
 
These features include unrecorded PAWS and missing ancient woodland in the vicinity of the 
proposed roundabout and road access through woodland. The list above highlights the missing 
mosaic of these crucial UK BAP / HPI. Fragmenting the wider landscape is inappropriate in this 
location. 
 
The MAGIC maps index above shows it is missing a rare peat fed lake (Lake Wood), lowland acid 
grassland, heathland, lowland meadows, purple moor and rush pastures, rivers (Shortbridge 
Stream), wood pastures and parkland priority habitats.  
 
This MAGIC map shows the high spatial layer for priority woodland habitat and demonstrates why a 
roundabout and access road would divide this important woodland corridor.  
 
It is neither acceptable nor sustainable to create this degree of harm to the landscape, to achieve 
the development proposed.  
 
All these UK BAP habitats have been identified in the last WDC planning officer reports. 
 
It is unrealistic therefore that the likely harm to irreplaceable habitats, which are core elements of 
a Local Nature Recovery strategy, it is unlikely that the development will be able to achieve 
meaningful BNG as required by national planning policy. 
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Ashdown Forest AONB SSSI SAC SPA Common 
 
Visitor numbers are increasing on Ashdown Forest. Visitor pressure will be increased by existing 
planning permissions which are in the process of being built out: these will result in around 1600 
additional houses in Uckfield, Maresfield and Buxted, all of which will have easy access to the 
Ashdown Forest.  
 
Downlands Farm is close to Ashdown Forest. The construction of 424 houses within circa 5km of the 
Forest will add further to the visitor impact. The inclusion of SANGS in the application will do little to 
counter this, due to the volume of housing proposed. Recent surveys and car park consultation 
exercises confirmed that annual visitor numbers have increased by 150,000 during recent years.  
 
Ashdown Forest is an AONB of international significance. Local authorities have a duty to protect it. 
The impact on the Forest of these ever-increasing visitor numbers has not been accurately 
assessed.  
 
Friends Clump is an iconic group of mature trees which stands on one of the higher areas of 
Ashdown Forest. This feature is easily seen from Downlands Farm (and vice versa) and is 
particularly important to protection of this landscape setting.  
 
The 100-year anniversary of the creation A A Milne’s classic Winnie the Pooh character, closely 
associated with the Forest, is likely to draw many visitors to Wealden to share this remarkable 
milestone and medieval landscape.  
 
Views from Ashdown Forest would be affected adversely by the intrusion of an Uckfield building 
site spilling out onto a previously rural unspoilt ancient landscape.  
 
The development boundary for North Ward Uckfield is Snatts Road. This application is outside of 
that boundary and is in open countryside. Permitting major development here would be contrary to 
national and local policy.  
 
Protection of the visual amenity of internationally recognised Ashdown Forest is an imperative.  
 
The application fails the due regard which should be given to the core components of natural 
beauty in relation to planning of development for towns and villages within and adjacent to the 
AONB. 
 
 
Site of Alternative Natural Green Space (SANGS) 
 
The proposal includes placement of ancient woodland and ancient ghyll woodland in a SANG, 
together with provision of two car parks. Recent experience with another local SANG car park 
indicates that these can be expected to attract some 6000-7000 cars each per month. The 
proposal is for the creation of 424 households. These households would inevitably bring domestic 
pets with them. Domestic cats and dogs would cause major disturbance to and predation of rare, 
endangered wildlife. The proposal includes provision of cycling in ancient woodland, which would 
be likely to destroy rare ground flora, particularly as the woodlands across to Budletts are open and 
not divided. This is extraordinarily insensitive and shows a lack of due regard to the exceptional 
area of open interconnected ancient woodlands.  
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The mosaic of different types of NVC class of ancient woodland types also seems remarkable, 
including an unrecorded alder carr. 
 
These ancient woodlands provide a natural intrinsic beauty of depth, tranquillity, and character. 
They provide an essential rural identity and landscape setting between Maresfield and Uckfield.  
 
Development would harm the very essence of these irreplaceable habitats. Ancient woodlands 
remain with only 2-2% in the UK being as rare as the Ashdown Forest heathland.  
 
To suggest placing a mosaic of ancient woodland irreplaceable habitats in a SANG to offset 
increased visitor numbers to the Ashdown Forest, causing harm to multiple ancient woodlands, to 
LWS and LGS is at complete odds with the needs of any of these habitats. 
 
 
Lack of Conservation is no reason to develop  
 
During the inquiry into the previous planning application, it was stated by the previous application 
and the executors running the Downlands Farm estate, that it was wholly unmanaged.  
 
The Inspector conducting the inquiry considered that a lack of conservation was not a reason to 
approve development in this important landscape.  
 
This remains true to this day. Degrading sensitive irreplaceable habitats and UK Biodiversity Action 
Plan habitats by lack of conservation is not only irresponsible but should make it even more 
important that this Downlands Farm site be moved to a Conservation Area within the next local 
plan.  
 
It is also national policy that lack of conservation is not a reason justifying development or 
affecting ancient woodland. 
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Proposed Roundabout 
 
The location of the proposed roundabout and access road cuts through unrecorded ancient 
woodland identified by carpets of ancient woodland ground flora such as bluebell, wood anemone 
and dogs’ mercury interspersed with wild primrose. This is entirely inappropriate, as is access with 
215m visibility splays. The masterplan has failed to adequately identify how much ancient 
woodland would be removed and harmed to create this roundabout and access. 
 
The roundabout and access impacts Shortbridge Stream and Butchers Wood AWI. Butchers Wood is 
also a Local Wildlife Site at the place of this roundabout. Lake Wood is also a Local Wildlife Site 
which should be a sanctuary supported by Downlands Farm. Nearby is a further LWS called 
Shortbridge Stream LWS. To place a roundabout between three Local Wildlife Sites in unrecorded 
ancient woodland would cause harm and loss to all these environments, contrary to local and 
national planning policies framed to protect these very environments. 
 
The proposed roundabout and access road removes unrecorded ancient woodland and AWI ground 
flora of significance.  The roundabout fragments and cuts through irreplaceable habitats as seen in 
this aerial photograph (copy of roundabout image from developers’ proposals) 

` 
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NPPF 179 Habitats and biodiversity - sandstone rock outcrops geodiversity and biodiversity 
 
NPPF 179 is aimed at protection and enhancement of biodiversity and geodiversity.  
 
The application has failed to fully acknowledge the significance of the inland sandstone rock 
outcrops as a feature of this landscape. This is believed to be a UK BAP habitat and a habitat 
contained in the ghyll woodlands.  
 
Evidence to support this can be found in the surveys of Longwood Gill and its unique micro-climate 
supports rare species. These demonstrated nationally rare findings, including a waterfall during 
rain in sandstone rock outcrops, together with gill water and wood anemone in ancient woodland 
at the base of this ghyll. Areas of this quality should definitely not be placed in a SANG, where harm, 
loss and deterioration would be likely to occur. This would be contrary to all local and national 
policy for ancient woodland. This is a wet ghyll, ancient woodland. This is a habitat type which the 
Wealden Landscape Assessments state should be protected from development.  
 
NCA Profile:122 High Weald - NE508 (naturalengland.org.uk)  
The sandstone rock outcrops discussed within NCA122 / NE508 / SE02 policy are significant 
additional features which need protection. The application fails to maintain and enhance the 
geodiversity and especially the exposed sandrock and therefore the planning application fails to 
meet the requirements of NCA122. This Downlands landscape falls within the National Character 
Assessment (122:  High Weald). The Snatts Road and Rocks Road sandstone rock outcrops form part 
of the landscape setting and should remain free from harm or change by development. Any 
sandstone rock should be protected from change and harm, and this includes the ancient footpath 
suggested for modifications at the back of Downlands Copse, this is a route of importance and part 
of the Canterbury pilgrimage route through Uckfield and therefore is of historic importance itself.  
 
WOODLAND TRUST LAKE WOOD LWS, LGS, VISITORS AND SANDSTONE ROCK OUTCROPS 
The application has failed to consider the current volume of visitor numbers to Lake Wood. The lake 
and its immediate area are showing signs of stress especially the sandstone rock outcrops being 
worn, eroded and climbed by increasing visitor numbers. The two SANG car parks are so close to 
Lake Wood would encourage significantly more visitors than this remarkable rural park and garden 
can sustain. The development would cause a health and safety issue where walkers try to walk 
from the Snatts Road or A22 car parks to Lake Wood, Rocks Road /Snatts Road walkers crossing blind 
narrow bends on Rocks Road where there are no footpaths. There is also a danger that users of 
mountain bikes would be tempted to cycle from Downlands Farm and into Lake Wood, causing 
damage to the nature reserve. The nature reserve is no fishing, no swimming, no camping etc. The 
harm to sandstone rock outcrops is already evidenced by the wear and erosion on sandstone rocks 
and tree roots now exposed from the increase of visitor numbers climbing where once there were 
no routes. This is unsustainable.  
 
In addition, West Park LNR is also no cycling due to its status as a nature reserve and Uckfield 
council have done all they can to avoid this impact. However, it is already noted that cycle trails and 
tyre marks are appearing in both Lake Wood LWS and West Park LNR. Introducing the scale of cycling 
nearby will only increase this issue. 
 
Geodiversity: The High Weald’s sandstone rock outcrops are important geological features and 
support nationally rare ferns, mosses, liverworts and lichens, a living legacy from the climate most 
of Britain experienced around 4000 bc. This Downlands site stores and sequesters significant 
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amounts of carbon. The NCA122 states “Additional Opportunity 1 is to Protect and maintain the 
sandstone outcrops and other geological features of the High Weald to promote greater 
understanding of geodiversity and the contributions that they make to the cultural heritage of the 
area”. The Downlands farm application has failed to recognise the importance of these important 
geological features and should be refused based on these significant features across the 
landscape. 
 
The Streatfeild family created Rocks Road as part of their Lake Wood and Buckswood Grange design. 
The stays from their foot bridge remain in the rocks, as do the engineering hidden gems of access 
under Rocks Road.  
 
Chicory Cottage, which features in the application, is believed to contain sandstone rock outcrops 
and these should also be protected from harm or change by development. Surveys of other local 
sandstone rock outcrops have shown them to meet LWS criteria for lichen, moss, and bryophytes. It 
appears that the applicant has no such surveys of the sandstone rock outcrops across the site, 
which are most likely to hold rare and endangered species due to the ecology of the area. Butchers 
Wood, one of its sandstone rock outcrops, may be one of only nine similar habitats remaining in the 
UK, containing a rare species of moss. The sandstone rock areas should be assessed properly.  
 
The Local Geological Site LGS for earth sciences for Lake Wood shows the presence of a ghyll which 
does not appear on the map records. This falls within NPPF 179 for enhanced geodiversity 
protection.  
 
The sandrock geology of the High Weald is of International Importance and shared with only the 
northern part of the Isle of Wight NCA and parts of Boulonnais and Pays de Bray in France which 
therefore means the requirement contained in the NPPF to protect geodiversity is of great relevant 
to Downlands Farm, and in fact is of national importance. 
 

Lake Wood - Picturesque Rural Park and Garden, Local Wildlife Site, Local 
Geological Site, Species List 

 
The assemblage of species at Lake Wood is, we believe, of national importance. We refer to the 
objection to the application lodged by Dr M Stenning on the 12th of August 2022.  
 
The applicant has failed to understand the importance of this species rich habitat.  
 
Development would remove the supply of water to the lake and fragment the lake's natural 
freshwater hydrology and its water catchment. The process of development would be likely to 
introduce contamination and pollution of groundwater, causing irrevocable change and harm to 
this historic park and garden of importance.  
 
Separating Lake Wood, a recognised Local Wildlife Site and Local Geological Site (formerly a RIGS) 
from its natural environment would cause irrevocable harm for all the species present within it. 
Disruption of the water catchment for the peat-fed lake, and fragmentation of the whole area 
including the fields and the grasses of the hay meadows which have been in place for hundreds of 
years can only cause harm. We refer to Dr Stenning’s articles and objection letter, together with the 
evidence which he gave at the previous inquiry. We also refer to the evidence of Professor Beebee, 
who identified that the Downlands site met SSSI criteria for amphibians and reptiles.  
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An example of protected species in Lake Wood is that of European Eels, which are present there. The 
European Eels migrate to and from the Sargasso Sea via Shortbridge Stream and the River Ouse and 
is one of life’s remarkable migration events. The European Eel is a UK BAP, IUCN Red list UN Critically 
Endangered species. The surface and groundwater hydrology from the Downlands Farm catchment 
area affects both Lake Wood and Shortbridge Stream.  
 
As identified in Dr Stenning’s letter of objection, the historic and ecological continuity of the lake 
stems from the Mesolithic era (8-10000 years ago) and has an immense pedigree and ancient 
landscape through the medieval era.  
 
The historic importance of the lake increased in the Victorian times with a c1790 carriage drive 
running from Budletts Common round the lake to Buckswood Grange, a Grade II listed building. 
Queen Victoria reputedly used said carriage drive to visit the Streatfeilds family estate as one of 
the eminent landed gentry owners along with the nearby Buxted Park. The Streatfeilds created the 
William Gilpin inspired picturesque peat-fed lake. The Streatfeild family also owned Shortbridge 
Wharf and Canal, which were used to bring commerce to Uckfield. The family constructed Rocks 
Road to facilitate this. Rocks Road had tunnels and foot bridges to maintain the picturesque 
landscape setting of Lake Wood and Buckswood Grange on their estate. Buckswood Grange, Rocks 
Road, the lake, parks and gardens, Rocks Road wall and the end of Snatts Road junction with its 
surrounding sandstone rock outcrops are all shown on the estate management maps drawn up by 
the Figg estate in 1829. The Figg estate also mapped Buxted Park, showing the importance of the 
Streatfeilds estate. These maps provide evidence of the historic designs and ancient woodlands, all 
of which remain largely intact in 2022. In planning terms, this is a historic environment which 
should have the full protection of the policy going forward in the emerging new local plan. The 
damage likely to be done to these historic features conflicts with local and national planning 
requirements.  
 
Wealden District Council’s proof of evidence for the previous inquiry stated at paragraph 226 that 
development “will cause devastating fragmentation. Some species would disappear altogether, 
while others would be reduced to critically low levels … the effects of the development will spill 
over into important adjacent habitats …. Including ancient woodlands and sandstone rock 
outcrops.”  This statement remains true today.  
 
The harm which the development would cause to heritage, landscape, habitats and species is a 
material consideration which should outweigh the presumption in favour of development. 
 
Lake Wood - as a LGS it is also an unrecorded ghyll we believe that this is likely to meet national 
importance criteria. It may even be of international significance due to its peat fed lake. The 
photograph below shows the dark tinged water of the peat fed lake, lying at a lower elevation than 
the Downlands Farm fields and surrounded by ancient woodland. Rocks Road, created by the 
Streatfeilds as part of the landscape design, is also visible in the photograph.  
 

Peat fed lake, sphagnum bog, alba lily 

 
The lake is a peat-fed lake with a sphagnum bog (another rare habitat reliant on its freshwater 
hydrology remaining unchanged). White Alba Lily covers half the lake.  
 
This is a rare peat-fed naturally pH balanced lake.  
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The LiDAR maps show how the topography of the ghyll reaches the fields proposed for development 
and the lakes catchment area. Higher resolution geodiversity maps show this very clearly. The 
lake's supply of freshwater comes from the surface and groundwater of the meadows of the 
Downlands Farm hay fields. The fields are higher in the landscape than the lake, and therefore part 
of Lake Wood’s freshwater catchment area. Downlands Farm is also part of the catchment area 
within the EU Designated Water Framework Directive, as is Shortbridge Stream. Contamination or 
pollution of the headwaters would be contrary to the Water Framework Directive for surface water 
and groundwater 
 

Impact Risk Zone to protect Lake Wood 

 
Lake Wood should have its own protection and impact risk zone similar to that of the Buxted Park 
SSSI and its National Monument. This is a significant conservation nature reserve, already showing 
signs of inappropriate use such as graffiti on trees, fishing, camping and wild swimming. This 
misuse causes significant harm to the water quality and thermocline and the natural pH balance 
supporting endangered species in the lake, which has a delicate balance of oxygen.  
 
The construction of large numbers of houses for which permission has already been granted in 
Uckfield,  Maresfield and Buxted, together with the likely thousands of visitors every month to the 
SANG, which is proposed as part of the landscape of Lake Wood, would increase greatly the number 
of visitors resorting to Lake Wood. This could amount to thousands of walkers and dog walkers per 
month. Snatts Road and Rocks Road have no pedestrian footpaths and have dangerous bends. 
Increasing visitor numbers would cause danger and damage.  
 
The sandstone rock outcrops along Rocks Road and Snatts Road should be protected from change 
for the construction of footpaths due their international significance as NCA122 and Geodiversity 
protection.  
 
Woodland Trust Lake Wood LWS LGS Aerial image, Winter 

 
Aerial image used with permission of Daniel York and Woodland Trust 
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Local Green Space 
 
The indication from the developers that the current local use of Downlands Farm is causing harm is 
not justified.  
 
The main harm is lack of intentional conservation by the Executor’s who oversee the Downlands 
Farm estate. This lack of basic conservation is allowing the degradation and impact to 
irreplaceable habitats, lack of coppicing and degrading many core habitats of principle importance 
and therefore of conservation importance. The use by local walkers is not causing lack of 
conservation harm. 
 
The current access is not causing neglect of habitats and neglect is no reason to remove them for 
development. The hay meadows are beautiful important grass habitats supporting the ecological 
continuity of the area and enjoyed by the community walking around the edges of the fields and 2 
longstanding small pathways. 
 
The objections, wishing to protect this valued green space area by the local community, 
demonstrate this area has been used as a local green space for decades, accessed by walking from 
the local area without the need of car parks; some of the local objections have stated unobstructed 
access for over 30 and 50 years.  
 
Under the developers 1899 map, which also evidences more ancient woodland, to say that informal 
use is causing harm and yet no conservation without development shows the lack of understanding 
of the conservation needs of these significant habitats. 
 
The local access and decades of gentle walks respects the well-preserved walking routes which 
has not disturbed the ancient woodlands or ghylls. This is easily evidenced by walking these routes 
as also shown on aerial satellite images.  
 
The proposed scale of harm introducing two car parks bringing potentially huge volumes of visitors 
reliant on using cars, adds an unsustainable situation to the already congested A22. This road is 
frequently at capacity and to bring cars through Budletts and Ringles Cross and Snatts Road is 
unnecessary.  
 
Adding more cars, people and dogs (2 x 6000-7000 cars a month) and 424 houses is vastly different 
from the gentle use currently used as a Local Green Space by the local community who value and 
treasure this beautiful landscape.  
 
North Uckfield has been able to access this green space for many decades as evidenced by all the 
objections showing that it has been used as such for over 30 and 50 years.  
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SPECIES 
 
UK BAP Species are also Species of Principle Importance, SPI, for Conservation under Section 41 of 
the Natural Environment and Rural Communities (NERC) Act 2006. 
 
 
Halting Species Decline 
 
Downlands Farm meets every government objective to halt species decline as it has the species 
clearly demonstrated on the Lake Wood species list and the SxBRC species lists.  
 
The Downland Farm surveys are only limited to the days of surveys. The species recorded across 
this area are not as demonstrated by the applicant’s intermittent surveys.  
 
The Biodiversity Record Centres and Lake Wood species lists provide an exceptional assemblage of 
species not discussed by the applicant, some of which meet National Significance and County 
Significance. This has been omitted from the applicant’s reports.  
 
Other records show that there are more species here than suggested by the applicant - including in 
comparison to their own previous ecology and habitat reports.  
 
The Uckfield local walkers, some who have walked over this site for 30 or even 50 years,  can state 
categorically that this area is teeming with wildlife and that the wildlife moves around this 
connected woodland and pond habitat because it is able to  move through the woodlands, ponds 
and hay meadows to find the most suitable habitat during the changing seasons of the year.  
 
Currently, for example, residents of 50 years state that the ghylls and ponds are the driest they 
have known since 1976 so some of the species have moved to other parts of the ponds and 
woodland habitats until the water returns. This phenomenon has developed over the last 2-3 years 
and once the water returns to the ghylls and ponds the species will move back again.  
 
These are fully functioning natural freshwater habitats allowing the species safe sanctuary 
depending on the conditions. The ghyll and pond habitats will soon return during rainfall after this 
period of drought.  
 
Walkers can confirm that the area remains as stunning as it was 30-50 years ago (being purchased 
in 1952). For the hundreds of years, the area has remained mostly unchanged in the corridor from 
Lake Wood to Budletts from the Streatfeilds of 1784, as shown by the estate maps of 1829 Figg and 
1938 Streatfeilds estate map compared to the aerial images of 2022.  
 
This proposed development will cause species decline as identified by Dr M Stenning in his letter of 
objection.  
 
Downlands Farm will always be an inappropriate development site. It meets the National Nature 
Recovery, 25-year environment plan and Local Nature Recovery Strategies due to its assemblage of 
species (not in decline but thriving because of the woodland tranquillity and lack of intervention by 
humans) and its assemblage and mosaic of irreplaceable habitats and UK BAP Priority Habitats. 
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Examples of the species and UK BAP Endangered species include: - 
 
 
Bats 
 
Please note that the Barbastelle bat in Sussex is scarce and found on the survey of Downlands 
Farm.  
 
This is recognisably important as this quality of habitat and wildlife corridor supports a wider area 
and assemblage of bats, more than the bat species identified by the applicant, which is evidenced 
by other bat surveys, NBMP and other records.  
 
This application would harm the environment which supports a large number of bat species 
including scarce species in Sussex. It would also harm the bats foraging and commuting habitats 
including Lake Wood bats.  
 
Lake Wood conservationists have participated in the National Bat Monitoring Programme for 
decades and this development proposal fragments the habitats supporting this NBMP.  
 
Lighting and disturbance of lights from cars moving through the development and lighting the 
woodlands and landscape, any sort of lighting (cars, streets, 424 houses ) in this dark sky area 
would be very detrimental,  and is a material consideration against development, in view of the 
harm which would result to number of bat species using this high quality woodland and hay 
meadows for foraging and commuting.   
 
There is no form of lighting which could effectively mitigate this scale of impact. That is due to the 
volume of cars and their lights, streetlights and lighting from 424 houses which would follow 
should this application be granted.  
 
The design and volume of housing does not support this rare environment for a large assemblage 
of bat species. Barbastelles need a variety of habitats and tranquil environment; they are also most 
susceptible to the proposed development changes.  
 
 
European Eel 
 
As per the notes for Lake Wood and Dr Stenning’s evidence, the lake is home to European Eel and 
their migration to the Sargasso Sea via Shortbridge Stream and the Ouse is one of life’s remarkable 
migration events. Returning to freshwater now known as elvers, they migrate upstream to a wide 
variety of freshwater habitats including Lake Wood. Eels move over wetland to reach some bodies 
of water. 
 
The European Eel is a UK BAP, IUCN Red listed, UN Critically Endangered species. The Environment 
Agency is monitoring the return of elvers at Barcombe Mill which is the route to Shortbridge Stream 
and Lake Wood.  
 
The surface and groundwater hydrology from the Downlands Farm catchment area affects the 
quality of these freshwater habitats of both Lake Wood and Shortbridge Stream.  
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Sea Trout and other red list fish species 
 
Shortbridge Stream is a Water Framework Directive, EU designated salmonid and cyprinid stream. It 
is also one of the most important sea trout spawning streams in the area and appears not to have 
suffered from the Southern Water sewage outlets in the area, making this stream (classified as a 
river) more important for protection and conservation free from risk of harm of contamination, 
surface water pollution and groundwater pollution to meet the WFD directive. 
 
The Maresfield Conservation Group have a conservation agenda to protect, enhance and support 
the preservation of this important stream habitat. The ghyll streams and headwaters of Downlands 
Farm and Budletts all flow to Maresfield Parish where this stream meanders alongside the A22. The 
proposed roundabout is at the closest point of Shortbridge Stream to the A22. The risk of harm and 
pollution even whilst creating the roundabout is contrary to all reasonable measures for the 
conservation of this stream flowing through ancient wet woodlands.. 
 
Shortbridge Stream is also home to other red list fish species of principle importance SPI, as 
recorded on the SxBRC 
 
 
Hazel Dormouse 
 
DEFRA policy May 2022 is to protect the woodlands for the hazel dormouse. This animal has suffered 
a 50 per cent decline in numbers since 2000. The Downlands Farm continuous woodland area 
supports corridors of hazel dormouse, which may meet SSSI criteria for this species.  
 
The hazel dormouse needs the Downlands Farm good quality ancient and deciduous woodland, 
hazel and a continuous woodland canopy to move between the various areas which it populates. 
The habitat which the mouse needs also include scrub and bramble for blackberries. This habitat is 
found on Downlands Farm.  
 
This charming nocturnal mammal faces many threats and challenges to its continued survival 
including damage to woodland and hedgerows caused by housing and other development, the 
decline in coppicing its woodland habitat and changes in agricultural practice. 
 
This application proposes to disconnect continuous woodland and ancient woodland landscape in 
at least two places along the A22, harming the very environment used on site by the dormouse. Lake 
Woods has participated in the National Dormouse Monitoring Programme (NDMP). It is clear that 
fragmenting these important habitats would be very detrimental and needs to be avoided. It is 
unclear if the SANGS creates more division of the woodland canopy at Longwood Gill and 
Shermanreed Ghyll also supporting the endangered hazel dormouse.  
 
The proposed emergency access divides a continuous canopy of ancient woodland, contrary to the 
drawings shown. This canopy is and needs to remain, continuous allowing the hazel dormouse to 
freely move between the woodlands to/from Lake Wood, Thirty Acre Wood, Budletts Wood, 
Shermanreed Wood and Longwood Gill.  
 
The damage caused by major development would include introduction of lighting, disturbance, 
predation from dogs and cats, the presence of 424 houses, changing the current tranquillity of a 
quiet nocturnal dark skies area and adding thousands of monthly visitors with dogs every month. 
All of this would cause irrevocable harm for this endangered species. (One SANG locally attracts 
6000-7000 cars a month and the application includes a proposal for two car parks and 
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cyclists/mountain biking) can only cause this species to decline in North Uckfield. This is contrary to 
best practice policies which aim at halting species decline.  
 
This is an area which we are sure the community of Uckfield would wish to preserve for the survival 
of the endangered hazel dormouse. 
 
Hazel dormouse ecology - People's Trust for Endangered Species (ptes.org) 
 
 

 
 

 
 

 
  

 
 
 

 
 

 
 

 
 
 

 
 

  
 
Water Vole 
 
Due to the freshwater habitats contained within Downlands Farm and the surrounding areas, the 
applicant should be asked what surveys have been conducted to ascertain whether this 
endangered species is present in the area. This is quite probable, as it is a suitable habitat for 
water voles during the wet season. 
 
Deer 
 
The deer population of Downlands Farm roams freely across North Uckfield between Lake Wood and 
Budletts. By removing Downlands Farm from their natural habitat this will force them to try to cross 
the A22, Rocks Road and Snatts Road bringing increased danger to deer and the traffic - especially 
across the A22.  
 
Invertebrates 
 
Downlands Farm is of County Importance for invertebrates and is of interest. The previous surveys 
at the time of the last planning inquiry identified Invertebrates Downlands and Budletts as meeting 
County Importance criteria.  
 
The assessment and assemblage of butterflies, moths, beetles, dragon flies are believed to be of 
significance.  
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Amphibians and Reptiles 
 
Please see the 12th of August 2022 letter of objection by Dr M Stenning which includes an 
assessment of Downlands Farm meeting SSSI criteria for great crested newts, amphibians and 
reptiles.  
 
The previous EIA for ponds and amphibians recorded in Shermanreed ghyll 

 
 
The ghyll of Shermanreed usually supports GCN as identified in previous studies. Longwood Gill and 
other parts of the woodlands have standing pond type habitats. Lake Wood and Gormanston 
support the GCN meta-population and removing the Downlands Farm site from their habitat can 
only cause irrevocable harm and cannot be successfully managed. 
 
The application includes a proposal to include Shermanreed Ghyll in a SANG. This Ghyll contains 4 
ponds suitable for the great crested newt, which is described as a meta-population across 
Downlands Farm.  
 
Ponds are priority habitats, and where toads are present these pond habitats are among the most 
important 20% of similar sites in the UK. Placing these habitats in a SANG would irrevocably harm 
the landscape for amphibians, reptiles and the GCN meta-population.  
 
The significance of the habitats supporting GCN, amphibians and reptiles is another aspect not 
recorded on desk-based surveys used by the applicant. This is despite the witness statements 
produced in the previous planning inquiry, from acknowledged experts in the fields of both 
amphibian and reptile conservation. 
 
The likely impact from a major development on an area of county importance for amphibians and 
reptiles was confirmed by Dr Stenning and Professor Beebee in their statements to the previous 
inquiry.  
 
It will never be feasible, with the scale of proposed development, to ensure that the GCN, 
amphibians and reptiles remain free from harm when the scale of change crosses their connected 
habitats with thousands of visitors,  dog walkers and mountain biking materially harming these 
priority habitats. 
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Another example of a species present in this wildlife corridor is the Adder. Adders are in decline and 
a loss of suitable habitat is threatening this unique species. The adder is recorded from Lake Wood, 
Downlands Farm, the woodlands and Budletts. From around October to March they sleep in 
sheltered, dry spots such as old rodent burrows or within fallen trees. They are associated with 
open habitats such as bracken, heathland, moorland, and woodland edges. The UK’s adder 
population is in serious decline. Habitat loss is thought to be the leading factor in this worrying 
trend. A development of the size and scale of Downlands Farm would destroy suitable adder 
habitats, causing one of the county adder populations to become fragmented and isolated. The 
species is fully protected by law. 
 
Birds of National Significance 
 
Section 41 (Woodland Bird assemblage) criteria birds are across the area from Lake Wood through 
Downlands Farm to Budletts. The birds found here meet the species list of importance. Between 
four and six S41 woodland bird species have been identified across the area. This has not been 
acknowledged by the applicant.  
 
The area is of national significance for its woodland bird assemblage alone. The farmland bird 
assemblage is of importance. The habitats are suitable habitat for further woodland and farmland 
birds of national significance.  
 
The woodland remains largely undisturbed, and development would cause serious ecological 
disruption to the synergy of the woodlands, fields and ghylls. These are habitats supporting rare 
assemblages of birds.  
 
The Lake Wood bird species list contains 70 plus species. Sussex Biodiversity Record Centre shows 
99 bird species within a 1 km area. In combination, these two lists demonstrate over 100 bird 
species recorded in Lake Wood and its vicinity.  
 
The number of red and amber list bird species recorded in this area makes this a remarkable 
assemblage of bird species. These birds need the hay meadows and the woodlands intact to ensure 
that their population does not decline, and that the area provides a buffer to the other 1600 
housing units in the area which have already been approved but not yet built.  
 
Lesser Spotted Woodpecker was recorded on the last Downlands Farm EIA and at Lake Wood. The 
habitats are clearly suitable for the Lesser Spotted Woodpecker as they have also been recorded at 
Lake Wood. Walkers evidenced 2021 seeing Lesser Spotted Woodpecker in adjacent woodland in 
Budletts Wood.  
 
Willow Tit has been recorded in Lake Wood. These are habitats suitable for these rare birds. Willow 
Tit has been said to have been heard at Budletts Common, Budletts Wood and Mockbeggars Farm. 
These woodland habitats should be protected and placed in conservation to enable the habitats for 
these two rare bird species alone. Conservation to support these birds should be enabled as a 
priority. A development the scale and mass proposed would result in this habitat unable to support 
these species, whose decline is due to loss of habitat. The size of the woodlands present on the site 
means there remains hope these rare species are still here. 
 
Hawfinch has been recorded in 2021 at both Lake Wood and Longwood Gill and SxBRC 
Marsh Tit has been recorded across the site from Lake Wood, Downlands and Budletts 
Wood Warbler recorded on SxBRC and Lake Wood 
Spotted Fly Catcher recorded at Lake Wood and SxBRC 
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It is suggested that the whole area of Lake Wood and Downlands Farm should be designated as a 
S41 Priority Habitat for Woodland Birds.  
 
Parts of the site have already been designated S41 Priority Habitats and the area is far more 
important than the developers have suggested. 
 
 
OTHER 
 
Housing Need and cumulative impact 
 
Uckfield, Maresfield and Buxted have fully met and exceeded their development quota identified in 
the Saved Local Plan of 2013.  
 
The Local Housing Need should have been met as Wealden have unbuilt over 8000 houses for 
which permission has been granted.  
 
Uckfield has circa 1200 unbuilt and with Maresfield and Buxted circa 1600 unbuilt.  
 
The cumulative impact across this area and Uckfield is severe and has not been adequately 
assessed. This volume of proposed building amounts to a piecemeal attack on areas of ecological 
important and heritage assets. The proposal is for major development outside of the existing 
development boundaries. Respite is needed against this scale of development in the open 
countryside. The cumulative impact of what is proposed, in addition to what has already been 
granted permission, needs to be fully assessed. 
 
The cumulative impact on the road infrastructure needs to include the effects of a 166-space car 
park in Maresfield for a new Marks and Spencer store and another new car park for HomeSense. 
Permission has been granted for these. The A22 is at capacity and the impact of more cars crossing 
the Ashdown Forest and rural road network to access M&S and HomeSense is unclear. The 
increased pressure resulting from the building of 1600 houses for which permission has been 
granted also needs to be assessed.  
 
The site proposed will be dependent on the car and it is not sustainable, contrary to local and 
national framework policy.  
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CONCLUSION 
 
 
Downlands Action Group strongly objects to this proposed application for Downlands Farm to 
develop long standing important grasslands and hay meadows (which in the UK have declined by 
97%) for 424 houses with scope for the SANG to support a further 424 houses (developers notes in 
the application) 
 

We highlight that the application fails to acknowledge  
 

 the presence of irreplaceable habitats forming ancient woodland categories.  
 the presence of multiple UK BAP habitats of principle importance supporting an assemblage 

of UK BAP species of principle importance in the area.  
 The direct and indirect impacts on ancient woodland and associated species from inclusion 

within the  SANG 
 The relationship between hydrology and ecological features  
 The delivery of meaningful Biodiversity Net Gain 
 The importance of the site and its functions within the wider ecological network. 
 The importance and impact on Lake Wood LWS LGS 
 The heritage, a rural park and garden and the ancient landscape 

 

We  urge Wealden District Council to refuse this application and uphold local and national policy in 
order to protect Downlands Farm and Budletts Common and thus ensuring the 
delivery of the following: -  
 

 To conserve and protect this local wildlife rich habitat  
 To conserve and protect the irreplaceable habitats and ancient woodlands 
 To conserve and protect the mosaic of UK BAP Priority Habitats which in turn protects a rare 

assemblage of UK BAP Endangered, Priority Species with county and national significance of 
species. 

 To conserve and protect the pivotal Downlands site which is integral to the wider ecological 
networks between Woodland Trust Lake Wood, Budletts and Buxted Park SSSI, and the 
designated ancient woodlands including Butchers Wood, Lake Wood, Downlands Farm Shaw, 
Thirty Acre Wood (including unrecorded PAWS and AWI) Longwood Gill, Shermanreed Ghyll, 
Budletts Wood, Paygate Wood, Roundwood and up to Buxted Park SSSI with Woodland Trust 
Views Wood. 

 To conserve and protect the locally designated sites of importance for biodiversity including 
Shortbridge Stream LWS, Butchers Wood LWS, Lake Wood LGS and LWS  

 To conserve and protect the Downlands heritage and ancient landscape and the Budletts 
well preserved medieval landscape, all identified in the BOA for the emerging local plan as 
part of the LCA High Weald landscape assessment of significance, within the NCA122/NE508 
as part of North Uckfield, Maresfield and Buxted Biodiversity Opportunity Area.  

 To conserve and protect the cultural heritage including the rural park and garden of the 
Streatfeilds estate in Lake Wood 

 To conserve and protect the relationship between hydrology and ecological features 
 To conserve and protect the LNRS, NNR and the BOA 
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Appendix - The application fails to meet the DEFRA policy May 2022 Keepers of Time policy 
objectives and principles   
The extracts below confirm why the Downlands planning application fails to meet the requirements 
of multiple WDC policies and the framework policies and strategic national/county objectives. The 
application fails to protect and enhance the existing areas of recorded and unrecorded ancient 
woodland, it does not protect the UK BAP and nationally important assemblage of species including 
the hazel dormouse, the application fails to protect and enhance the cultural heritage and it fails to 
recognise or safeguard the landscape context, to name a few of its shortcomings. Relevant policy 
extracts and maps include the following: - 
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Appendix - Map LWS LGS LNR - The proposed roundabout fails to protect Local Wildlife Sites and 
Local Geological Site 

 
red circle approximate location of proposed roundabout next to Butchers Wood LWS, Lake Wood LWS 
LGS, EU Designated WFD Shortbridge Stream river. The grey shows the continuous woodland 
corridors supporting these LWS, LGS and ancient woodlands 
 

 
Image above shows Butchers Wood LWS, Lake Wood LWS and LGS, West Park LNR and the tip of 
Shortbridge Stream LWS 
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Appendix - May 2022 Wealden Landscape Character Assessment 
 
The developers failed to meet the recommendations of the Wealden May 2022 Landscape Character 
Assessments.  
 
Whilst overlooking the well preserved ancient medieval landscape and common of Maresfield, 
Downlands Farm is also an ancient landscape itself, as is Lake Wood from the Mesolithic era and 
the Malling Common of Budletts Common is a well-preserved medieval landscape and sandstone 
rock outcrops puncture the landscape, records have rightly placed this area in the High Weald 
Landscape Assessment and Ouse Catchment. The recent Landscape Assessment for Wealden 
informing the emerging local plan has again placed this area of High Weald landscape within the 
Biodiversity Opportunity Area.  
 
Landscape Character Assessment for Wealden District North Uckfield, Upper Ouse Valley 
6D High Weald: Ouse Catchment 
 
Lake Wood, Downlands Farm, Budletts Common are in the Biodiversity Opportunity Area and the link 
to Buxted Park SSSI and Woodland Trust Views Wood (a Saxon Woodland with remnants of a 1st 
century Roman Corn Kiln) wildlife corridor is important to recognise the wider impact and the 
conserve and protect context. 
 
The impact of urban fringe development spilling out from Uckfield on this ancient existing 
landscape should be avoided to preserve the rural character of the LCA.  
 
The Sussex Historic Landscape Character Assessment shows a varied pattern indicative of a typical 
medieval landscape. Assarts (created by clearance of woodland), indicating a more wooded 
landscape in the past. Regular or semi-regular piecemeal enclosure is seen in fields. There are also 
large, designed parklands at Sheffield Park, Buxted Park and Framfield Place and Lake Wood should 
be part of this designed parklands protected area.  
 
Perceptual character - The LCA is largely a rural landscape, with areas of enclosure formed by the 
woodland, hedgerows, and mature trees. There are areas of relative remoteness, tranquillity, and 
an experience of dark skies in the valleys and larger woods - this applies to Lake Wood through to 
Budletts. 
 
Downlands Farm holds dramatic long views to the wooded Central High Weald including the 
Ashdown Forest SSSI SAC SPA AONB Common. The 6d High Weald Ouse Catchment area includes Lake 
Wood and Downlands Farm and the Biodiversity Opportunity Area shown on the map below clearly 
demonstrates the importance of Downlands Farm maintaining the BOA links between Budletts and 
Woodland Trust Views Wood.  
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Downlands Farm is pivotal in the functional connectivity within the Biodiversity Opportunity Area 
and the 6D High Weald Ouse Catchment :- 
 
Without Downlands Farm remaining as the fields and hay meadows, the Biodiversity Opportunity 
Area is fragmented and compromised. 
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This map shows the functional connectivity for the National Forest Inventory NFI including 
Downlands Farm hay meadows and the woodlands including  the Thirty Acre Woodlands on the A22.  
 
It is clear from this mapping that Downlands Farm is a pivotal part of the BOA ensuring functional 
connectivity for biodiversity, supporting UK BAP Habitats and Species of principle importance.  
 
The unrecorded ancient woodland, wood pasture and parkland habitats and unrecorded UK BAP 
habitats are of material concern. 



 

Page 49 

 
 
The above images show the woodlands of Downlands Farm and how they connect the landscape 
between designated Lake Wood, Budletts and Buxted SSSI and keep the corridors from Woodland 
Trust Lake Wood LWS LGS to the medieval landscapes of Budletts and Buxted, to the Saxon Woodland 
of Woodland Trust Views Wood, protecting an essential BOA area. Of note is that the Mockbeggars 
Farm is also part of this BOA and part of this connectivity.  
 
The following policies within the Landscape Character Assessment, informing the emerging local 
plan, means that the site of Downlands Farm remains unsuitable for development as per the WDC 
SHELAA, including: - 
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Appendix - Map 1899 
 
This map was included in the developers’ proposals and helps clarify the scale of the ancient 
woodland area.  The ancient woodland soils of Downlands Farm are of immense importance for an 
irreplaceable habitat where risk of harm must be avoided. To contemplate harming this 
considerable ancient woodland site area which must be protected from development and is of 
material concern. Woodlands of the 1800s have increased protection in the DEFRA policy Keepers of 
Our Time, we also refer to the research and Woodland Trust planner’s manual where the 
recommendation is for 50m and 100m within local plan policies. 
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Appendix - May 2022 DEFRA Keepers of Time - woodland definitions 
 
From these definitions all the Downlands Farm site should be protected from development. 
 
Ancient woodlands, ancient wood pastures and parkland, ancient and veteran trees  
Ancient woodlands, ancient wood pastures and parkland and ancient and veteran trees are 
irreplaceable habitats which must be protected. Their long-standing presence, species and form 
serve as a rich cultural record of past management practices. Ancient and veteran trees are rich in 
biodiversity. They provide food, shelter, and breeding sites to large numbers of species including 
birds, bats, fungi, and insects, which are often restricted in their distribution. They can be found 
both inside and outside of woodlands.  
 
Ancient semi natural woodland and ancient wood pasture and parkland  
Many species of wildlife found in ancient semi natural woodland are also poor at colonising recent 
woodland. These species only survive due to the long continuity of woodland cover and undisturbed 
soil profiles. Ancient woodlands are also a rich source of genetic diversity, providing a natural seed 
bank of native species. Many of our best old growth habitats are found in ancient wood pasture and 
parkland. These represent some of the best ecological continuity in any woodland type as well as 
being important cultural and landscape features. Although ancient woodland in England makes up 
only 28% of all woodland, it holds 38%[6] of all woodland carbon stored in living trees and must not 
be lost. In addition to the trees, woodland soils are also an important store of carbon. Woodlands 
will accumulate carbon for hundreds of years and this will continue throughout the lifetime of the 
trees. 
 
Plantations on ancient woodland sites and infilled ancient wood pasture and parkland  
Restoring ancient woodlands that are ecologically degraded is a high priority for the Government. 
This includes restoring plantations on ancient woodland sites by gradually transforming stands 
from non-native planted species to native species. Infilled ancient wood pasture and parkland 
could also be restored by removing the trees that have grown up and infilled the gaps between the 
veteran and ancient trees. Restoration will only be considered by the Forestry Commission where 
there is historical evidence of ancient wood pasture and parkland being present in the past. This 
could be open grown ancient and veteran trees and where there will be clear net ecological benefit 
in restoring infilled ancient wood pasture and parkland.  
 
Long established woodland  
Long established woodland has been present since at least 1893. While not ancient, these 
woodlands are still very important. They have had many decades to develop rich biodiversity and 
they often contain important old-growth features and deliver a range of ecosystem services 
 
 
(The map of 1899 evidence the ancient and old woodland further, Downland’s Farm ancient 
woodland has further records from the 1600s,the 1899 map can be compared to MAGIC maps as 
further evidence of the missing wood pasture, parkland and PAWS records on the national 
inventory) 
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