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COMMENT DOCUMENTS

The documents listed below were uploaded with this form:

Relates to Section: REPRESENTATION
Document Description: Your comments on the appeal.
File name: 1. Introduction 002_Wealden _ SHELAA assessment Downlands Farm.pdf
File name: 1. Introduction 003a_EN17_Map 53_Development Boundary

Uckfield_Maresfield.PDF
File name: 1. Introduction 003_2019 Uckfield -

A12-proposal-maps-2019-Uckfield-submission-map 65.pdf
File name: 1. Introduction 001_WD_2022_1637 Downlands Action Group_Objection

09_09_2022.pdf
File name: 2. Proposed Roundabout and Access 009b_1841_1899 -OS_ ESCC Tithe

Map_Uckfield.PDF
File name: 6. Non Designated Heritage Assets 004a_1978 - Buckswood Grange, Uckfield

- 1194277 _ Historic England.pdf
File name: 6. Non Designated Heritage Assets 004h_1813 - 1826 Streatfeilds Estate

Book_Sharmanreed Wood_The Keep.pdf
File name: 6. Non Designated Heritage Assets 004i_Aerial Lake Wood_2_with permission

Kit.pdf
File name: 6. Non Designated Heritage Assets 004g_1800s - Streatfeilds E.Day water

colour with Figg maps at The Keep.pdf
File name: 6. Non Designated Heritage Assets 004f_1800s - Streatfeilds E.Day_2_ water

colour with Figg maps at The Keep.pdf
File name: 6. Non Designated Heritage Assets 004c_1938 _ Examples of Lot

1_Streatfeilds lake curtilage to Buckswood Grange GII 1194277.pdf
File name: 6. Non Designated Heritage Assets 004e_1813 - 1826 Streatfeilds Estate

Book_The Keep.pdf
File name: 6. Non Designated Heritage Assets 004b_1938 _ Lot 1_Streatfeilds lake

curtilage to Buckswood Grange GII 1194277.pdf
File name: 6. Non Designated Heritage Assets 004d_1829 - Figg map for Streatfeilds

estate The Rocks_Downland Farm_Shermanreed_Blackhouse Farm 1530
Medieval Hall_Carriage drive route in Downlands.pdf

File name: 9. Woodlands & Ancient Wet Woodland 008_1645 - 60 acres Downe Lands
Sherman Reed Malling.pdf

File name: 9. Woodlands & Ancient Wet Woodland 007_1617 Manor Record - Downe
Lands archive_wood ground pasture meadow _meaning ancient woodland.pdf

File name: 9. Woodlands & Ancient Wet Woodland 009_1703 Shermanreed records _
The Keep.pdf

File name: 9. Woodlands & Ancient Wet Woodland
005_DEFRA_Keepers_of_time_woodlands_and_trees_policy_England_2022.pdf

File name: 10. Geology 014_NCA 122 _ High Weald NE508.pdf
File name: 11. Landscape 010_Maresfield Draft Conservation Area Character Appraisal,

Maresfield, February 2019.pdf
File name: 11. Landscape 011_Wealden-Landscape Character

Assessment-LCA-2022_Upper Ouse High Weald 6D section.pdf
File name: 11. Landscape 011_Wealden-Landscape Character

Assessment-LCA-2022_Upper Ouse High Weald 6D pg1-36.pdf
File name: 15. Traffic and Other Concerns 012a_Sustrans map _ East Sussex UCKFIELD

sustrans_East Sussex Cycling and Walking Strategy.pdf
File name: 15. Traffic and Other Concerns 012b_Sustrans report _ East Sussex

UCKFIELD sustrans_East Sussex Cycling and Walking Strategy.pdf
File name: 16. History 006_ The 1285 copy of the Manor Record Uckfield.pdf
File name: 16. History 007b_1617 Manor Record - Downe Lands archive_wood ground

pasture meadow _meaning ancient woodland.PDF
File name:
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1.Introduc+on 
 
We support both Wealden officers and councillors and Uckfield Town Council, and 
Maresfield Parish Council, the Woodland Trust, Sussex Wildlife Trust, Dr Martyn Stenning, 
Vivienne Blandford, Maresfield ConservaEon Group, Downlands AcEon Group and all the 
objecEons in rejecEng this development and we would respecJully urge you to reject the 
Appeal.   
 
Please note all documents men.oned in this statement are a2ached and labelled with the 
relevant Sec.on number and name. 
 
Below we would like to make the following points for your consideraEon, which are 
addiEonal to the Downlands Ac.on Group submission to Wealden Council dated 9th 

September 2022 (Document ref. 001_WD_2022_1637 Downlands Ac.on Group_Objec.on 
09_09_2022 aPached for your convenience). We believe these points add further weight to 
the argument for rejecEon of the Appeal. 
 
Following recent Wealden District ElecEons, we believe the new local plan will emphasise 
the Local Nature Recovery Strategy protecEng areas such as Downlands Farm. Wealden are 
objecEng to the Downlands Planning applicaEon, and we therefore believe that the SHELAA 
(document ref. 002_Wealden _ SHELAA assessment Downlands Farm) and Downlands Farm 
will not be included in the new Local Plan. We ask the inspector to allow Wealden to keep 
Downlands Farm and North Uckfield corridor protected in perpetuity as per the proposed 
development boundary and BOA 2019 (document ref. 003_2019 Uckfield - A12-proposal-
maps-2019-Uckfield-submission-map 65) and the local plan map development boundary 
and policy EN17 (document ref. 003a_EN17_Map 53_Development Boundary 
Uckfield_Maresfield). 

 
2. Proposed Roundabout and Access Roads 
 
The developer has proposed to build a new roundabout on the A22 and an access road from 
the roundabout to the site.  Another access road through the ancient woodland serves a bus 
route and emergency access. 
 
The map below, Etled “Developer Map”, which was included in the original planning 
applicaEon, indicates a clear path for the proposed access road. But, for whatever reason, 
the developer map does not show the ancient woodland that would be destroyed by the 
access road. The locaEon of this woodland is highlighted by a red rectangle. 
 
The second map, Etled “Map 65 Wealden 2019 Local Plan”, clearly shows a secEon of 
designated ancient woodland inventory, in the exact locaEon of the planned access road. 
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This locaEon is again highlighted by a red rectangle. Map 65 source  
hPps://www.wealden.gov.uk/transparency-spending-and-performance/data-
protecEon/freedom-of-informaEon/local-plan-freedom-of-informaEon/ 
 
I would respecJully ask that you inspect this area as part of your site visit, as destrucEon of 
ancient woodland must be avoided. 
 
 
 Developer Map 

 

 
Proposed 215m visibility splays affect mul7ple ancient woodlands 

 
Map 65 Wealden 2019 Local Plan   
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The following maps show in more detail the ancient deciduous woodland, wet woodland 
and priority habitats the proposed roundabout and access road will destroy.   
 
Below is The Woodland Trust heritage map of Lake Wood which shows the ancient 
woodland corridor which will be affected by the roundabout and access road. 
 

 
Map source : from Woodland Trust 
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Below is a Natural England ArcGIS (our map ref. ArcGIS001) of Deciduous Woodland in Thirty 
Acre Wood which clearly indicates the proposed roundabout, access road and emergency 
access / bus route would cut through conEnuous woodland corridors. Thirty Acre Wood is a 
very wet Ancient Woodland and therefore of parEcular importance. Natural England ArcGIS 
MainHab Deciduous Woodland. Map Ref ArcGIS_001 – red rectangle is the proposed 
loca.on of the roundabout and one of the access roads. 
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Below is the Natural England ArcGIS Priority Habitats;  this map shows the SANGS is already 
a priority habitat –our Map Ref ArcGIS_002.  Part of the SANGS is outlined in the red dots. 
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Natural England ArcGIS Habitats – this shows that Butchers Wood ancient woodland,  and 
LWS, is also impacted by the roundabout and visibility splays our Map Ref. ArcGIS_003. 
Source links to Natural England ArcGIS Priority Habitats used : Priority Habitats Inventory 
(England) | Priority Habitats Inventory (England) | Natural England Open Data Geoportal 
(arcgis.com) 
The red rectangle the proposed loca.on of the new roundabout and one of the access 
roads affec.ng ancient woodlands. 

 

 
 
DEFRA – Woodlands, MAGIC MAP – this shows the woodland priority habitat network, the 
roundabout and access roads go through this. DEFRA MAGIC Map Source : 
hLps://magic.defra.gov.uk/magicmap.aspx 
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Forestry Commission records – this shows the roundabout and access roads go through 
woodlands recorded by the Forestry Commission.  Our map Ref. MAGIC_FC_001 and some 
of the ancient woodland is no longer on the inventory. Map Source : 
hLps://magic.defra.gov.uk/magicmap.aspx 
 

 
 
1841 ESCC Tithe Map and 1899 Thirty Acre Wood 
 
We refer you to the conEnuity of the woodlands of Thirty Acre Wood on the Tithe map of 
1841 for Uckfield Parish.   
 
The ground flora of Thirty Acre Wood is that of irreplaceable habitat, therefore the 1841 
map provides evidence of the conEnuity of this ancient woodland through the 1800s  we 
refer you to the developers ‘red line boundary map of OS 1899’ as that also shows the 
conEnuity of the woodlands through the 1800s).   
 
The 1841 map below shows the locaEon of the proposed roundabout in the red rectangle, 
which is wet woodland and priority habitat shown in the ArcGIS maps above.  
 
We also refer to the woodlands recorded in 1841 on the ESCC Tithe Map which are included 
in the aPached document ref. 009b_1841 -  ESCC Tithe Map_Uckfield with further evidence 
for PAWS and 1899 comparisons (Source link to 1841 Tithe Maps : Uckfield Parish).  
 
The aPached document (ref. 009b_1841_1899 -OS_  ESCC Tithe Map_Uckfield_interac.ve 
map) shows that at Downlands and Thirty Acre Wood there are three plantaEons on an 
ancient woodland site.  The Thirty Acre woodlands are sEll in place, confirming our belief the 
proposed roundabout and access road will destroy ancient woodland , plantaEon on ancient 
woodland site, priority habitat, wet woodland and long-established woodland.  This is 
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contrary to all woodlands standing advice of Natural England, DEFRA, Woodland Trust and 
the Wealden local plan policies and we feel this is a material planning consideraEon. 
 

 
 

Below is an aerial photograph of the site shopwing the A22 on the lem and ancient woodland  
to its right, clearly illustraEng the woodland that would be destroyed by the access road. 
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Fllod Risk: In addiEon to the damage to woodland, we believe that the roundabout and 
access road would also be subject to increased flood risk. Below is a screen shot from the 
Upper Ouse flood alerts on Tuesday 17 January 2023 21.33 (and therefore unavailable when the 
original applicaEon was submiPed.) This highlights the flood risk.  
 
Shortbridge Stream is part of the Upper Ouse Catchment area beside the A22 at the same 
locaEon as the proposed roundabout, indicated by the red arrow. In addiEon, we are 
concerned that construcEon of the roundabout and access road would put Shortbridge 
Stream at risk of surface and groundwater contaminaEon which is contrary to the Water 
Framework DirecEve.  
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3. Designa+ons – Exis+ng  
 

We recognise you may have been provided this list in various forms but not with exisEng 
designaEons and the priority habitat inventory combined; together, they eloquently 
demonstrate the highly deleterious impact of proposed Downlands Development. This list 
illustrates how criEcally important this natural capital is throughout the Downlands area 
landscape: 

• Shortbridge Stream: WFD  
• Lake Wood: LGS  
• West Park: LNR 
• Lake Wood, Butchers Wood, BudlePs Common Rocks: LWS 
• Shermanreed Wood: Ghyll Habitat  
• Lake Wood, Butchers Wood, Thirty Acre Wood, Fir Tree Grove, Longwood Gill, 

Shermanreed Ghyll, BudlePs Wood, Paygate Wood: Ancient Woodland are also Main 
Habitat Deciduous Woodland and also Priority Habitat. See the series of ArcGIS and 
other interac.ve map systems of Natural England, DEFRA and the Forestry 
Commission (Files names are : ArcGIS_001, ArcGIS_002, ArcGIS_003, MAGIC_001, 
MAGIC_FC_001, source of the maps are detailed above) 

 
4. Designa+ons – Proposed  

 
The following is a list of pending designaEons that have not yet been assessed.  We believe 
that this increases the importance of the priority habitat inventory and adds value to the 
criEcal natural capital which we believe will be seriously negaEvely impacted by this 
proposed development: 

• Downlands Farm: in 2021 an applicaEon was lodged by Downlands Group with 
Natural England to be classified as an SSSI and SAC 

• BudlePs Common: an applicaEon for a new LWS has been lodged in 2023 
• Thirty Acre Wood: in 2021 an applicaEon was submiPed to Natural England to 

update the Ancient Woodland Inventory AWI and the UK Habitats Inventory, and is 
pending an applicaEon assessment for AWI, AWS, PAWS, Parkland and UK BAP 
Habitats 

 

5. Inventory Updates – Pending 
  
There are priority habitat and Ancient Woodland Inventory updates pending with Natural 
England:  

• Ghyll habitat – updates Lake Wood, Longwood Gill, BudlePs Wood 
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• Main Habitat Deciduous Woodland – updates for Thirty Acre Wood, BudlePs Wood 
• Priority Habitat – updates for Thirty Acre Wood, Downlands, BudlePs 
• PAWS, Parkland and Wood Pasture – updates for Thirty Acre Wood, Downlands  
 

6. Non-Designated Heritage Asset 
 
In 1978 Buckswood Grange was Grade II listed and the evidence below shows that Lake 
Wood is the lake associated with Buckswood. We believe therefore that Lake Wood is a non-
designated heritage asset and should be designated as a Material ConsideraEon.   
 
See folder named Non-Designated Heritage Asset aPached for the evidence of Lake Wood as 
part of Buckswood Grange. 
 
The Historic England reference for Buckswood Grange is 1194277 and the lisEng is found 
here :  hPps://historicengland.org.uk/lisEng/the-list/list-entry/1194277  
 

 
7. Addi+onal NPPF policy 
 
Further to the DAG document which details relevant NPPF policies, we would like to point 
out that NPPF 175 is an addiEonal relevant policy to be considered – the Downlands Farm 
developers have not taken a strategic approach to maintaining and enhancing networks of 
habitats and green infrastructure. In addiEon, they have not planned for the criEcal natural 
capital and the network of habitats and green infrastructure of Downlands Farm that have 
both a local, naEonal and internaEonal significance for its rarity.  
 
For example; ghyll habitat is internaEonally rare (Rose & Patmore 1997), and ghyll 
woodlands are poorly understood or adequately protected ,and this development impacts 
ghylls of Lake Wood, Longwood Gill, Shermanreed Ghyll and the wet woodland alder carr of 
BudlePs Wood. 

 
8. Summary of local plan policy  
 
We believe that the following list of saved local plan policies should protect Downlands Farm 
from development. They include GD2, EN2, EN4, EN5, EN6, EN7, EN8, EN12, EN13, EN14, 
EN15, EN16, EN17, EN18, EN19, EN20, EN22, EN23, EN24, EN25, EN29, DC1, DC17, HG4, 
SH11, TR1, TR2, TR3, TR7, TR10, SP01, SP02, SP07, WCS2, WCS7, WCS12, WCS13. 
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9. Woodlands and Ancient Woodland Inventory (AWI) 

 
The developer is proposing to implement a series of miEgaEons to counterbalance 
environmental harm due to the development, but the fact remains that their plans will 
cause irreversible damage to areas of ancient wet woodland, a highly unique rare habitat.  
 
Please see aPached the Policy Document for further reference to ensure that full protecEon 
for ancient woodland and long-established woodlands is maintained.  This important habitat 
is also the homer of hazel dormouse noted as a priority in the DEFRA policy.  Document ref. 
005_DEFRA_Keepers_of_.me_woodlands_and_trees_policy_England_2022 
 
The ancient woodlands of Thirty Acre Wood were idenEfied as far back as 1617 are 
referenced in the followingfdocument: 

Doc ADA137 at The Keep provides Manor Records of 1617 (picture below) – this document 
idenEfies the “downe lands” of 1617 in relaEon to the modern-day name of Downlands 
Farm, and confirms that the area is an ancient landscape with ancient woodland, wood 
pasture and wood grounds.  The document is in old English, a reference copy also provided 
as ref : 007_1617  Manor Record - Downe Lands archive_wood ground pasture meadow 
_meaning ancient woodland  
 
  

 
 
The woodlands were a managed working woodland since this Eme.  Evidence that the area 
is ancient woodland as defined from the 1600s as wooded and in the standing advice 
ancient woodland may be open (we feel this explains the open parts on maps during the 
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estates woodland management or coppicing, there is some very old coppicing areas in these 
woodlands). 
 
Records of the Downland ancient woodlands are throughout historic records, a further 
example being the 1703 document archives, document references:  
008_1645 - 60 acres Downe Lands Sherman Reed Malling and ref. 009_1703  Shermanreed 
records _ The Keep.   
 
The woodland inventory should be recorded as idenEfied by the maps when also compared 
to the FIGG map of 1829 and the ESCC 1841 Tithe Map (document ref. 009b_1841 -  ESCC 
Tithe Map_Uckfield_interac.ve map split screen shows current woodlands)   
 
We are concerned that some of these woodlands, including those on the map in 1841, are 
no longer showing on the naEonal inventory.  For example, 1841 woodland maps with 
ancient woodland ground flora which was on the ancient inventory are no longer on the 
ancient woodland inventory.  The 1841 ESCC Tithe map Uckfield Parish is an interacEve tool 
found here the Uckfield woodland is on site but not on the woodland desk-based inventory  

10. Geology 
 
The NaEonal Character Assessment NCA 122 for the High Weald confirms the importance of 
the geology of rock outcrops of the High Weald, including at Downlands. We aPach the file 
copy ref. 014_NCA 122 _ High Weald NE508. Please see the references in this document 
which relate to the sandstone and the ‘addi.onal opportuni.es’ within the document to 
conserve and protect geodiversity.  We therefore maintain that NCA122 is a material 
consideraEon to refuse development at Downlands Farm. 

11. Landscape 
 
We aPach copies of the files referencing landscape character assessments as a material 
consideraEon, the documentaEon referring to the landscape character and the reports 
relaEng to Downlands Farm Biodiversity Opportunity Area, which support the refusal of this 
planning applicaEon. 
  
The Biodiversity Opportunity area which is part of the landscape, rural character and 
appearance between Maresfield , Uckfield and Ashdown Forest is a material consideraEon 
many have referred to.  To evidence this , we include the landscape assessment reports and 
documentaEon and Maresfield ConservaEon area for your reference. 
 
The Maresfield ConservaEon Area overlooks Downlands Farm which will impose visually in 
Maresfield) doc. Ref 010_Maresfield Drad Conserva.on Area Character Appraisal, 
Maresfield, February 2019. 
 
The Downlands area falls within The Wealden Landscape Character Assessment Area High 
Weald Catchment Area : 6D, within document ref. 011_Wealden-Landscape Character 
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Assessment-LCA-2022_Upper Ouse High Weald 6D pg1-36 and the Upper Ouse Catchment 
of Downlands Farm falls within this landscape area : 011_Wealden-Landscape Character 
Assessment-LCA-2022_Upper Ouse High Weald 6D sec.on. 
 
To further show the age of this landscape, the 1285 Manor Records refer to rock outcrops as 
‘Stone’ and ‘Stuckle’ for “downelands” and the heritage landscape around Downlands Farm, 
document ref. 006_ The 1285 copy of the Manor Record Uckfield.  Landscape heritage 
record. 
 

12. Waterways 
 
The developer claims that the mulEple watercourses of the ghylls and Lake Wood will not 
affected by the development, but we believe this is not the case because of the volume of 
water we see during the wet season.  If there is an opportunity to provide addiEonal 
informaEon we will be able to provide videos and pictures to illustrate these volumes.   
 
The Natural England interacEve maps with ArcGIS and watercourse / flooding show the 
watercourses and have recently been updated. 

Watercourses source map : Untitled map (arcgis.com) 
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13. Habitats 
 
The priority habitats are evidenced by the Natural England maps provided with the proposed 
roundabout under ArcGIS 001, ArcGIS 002, MAGIC 001 and MAGIC_FC-001.  An applicaEon 
to update the inventory has been made to Natural England. We feel that the Downlands 
Farm area has important missing habitats which may not have been adequately represented 
in the ecology reports of the development.  
 
For example, we believe that Parkland has been recorded as scrub, and a rare restorable 
heathland idenEfied by the late James Adler, CEO of Ashdown Forest is not included. 

Priority Habitats Inventory (England) | Priority Habitats Inventory (England) | Natural England 
Open Data Geoportal (arcgis.com) 
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14. Wildlife 
 
The developer survey for species has failed to include rare birds in their evidence that are 
now naEonally significant.  There are several important woodland bird assemblages at 
Downlands including Lesser SpoPed Woodpecker, Hawfinch, Marsh Tit and Warbler, and this 
needs to be considered when reviewing the appeal. This is supported by the Lake Wood 
Species List bird list and the Sussex Biodiversity Record Centre reports (a new SxBRC to be 
provided when available, a new report requested). 
 
The species assemblage is of such interest that to remove Downlands Farm from this 
complex mosaic of habitats will severely impact across the wider area. These are evidenced 
by the objecEons of Dr Stenning, developers ecology reports in WD/2006/2855, 
WD/2022/1637 however, they must be taken with the addiEonal evidence of the Sussex 
Biodiversity Record Centre ( a new report has been requested ), Lake Wood and Dr Ross 
Piper Entomologist Invertebrates assessment (to be provided) and the wider ecological 
corridor supported by the Biodiversity Opportunity Area linking Lake Wood, Downlands 
across Uckfield to Buxted Park SSSI.  
 
References to the NaEonal list of species of principal importance within the corridor which 
we feel are significant (the list for both habitats and species) is found here: 
hPps://www.gov.uk/government/publicaEons/habitats-and-species-of-principal-
importance-in-england) 

 
We feel there is addiEonal evidence germane to this inquiry that was not presented in the 
applicaEon (WD/2006/2855/MEA) or associated submissions – especially the ecology 
reports and the criEcal natural capital, and ecology surveys, or pond habitat assessments for 
the Great Crested Newt.  A few years later and the pond habitat has now been found to be 
degraded from SSSI quality since the last development applicaEon.  The WD/2006/2855 
ecology reports confirmed a meta-populaEon of GCN between Lake Wood, Downlands Farm 
and BudlePs which we feel is a material consideraEon to protect habitats and woodlands 
which supported a meta-populaEon of GCN. 

 

15. Traffic and Other Concerns 
 
It is generally accepted in Uckfield that the town’s road infrastructure is already at, or over, 
capacity. This will be  significantly exacerbated by addiEonal development, without the 
aPendant improvement in Uckfield’s road and social infrastructure. 
 
There are now just under 1700 houses with planning permission not yet built around 
Uckfield and immediate villages; as well as a new Maresfield M&S being built off the bypass.  
We refer you to the previous Downlands inquiry which stated that it was “absurd” for 
Uckfield to accommodate further development, when there were only 450 new houses 
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being built at that Eme. We therefore maintain that sEll absurd but with far great 
jusEficaEon. We would like to provide a summary of this informa7on and residents' concerns before 
September if possible. 
 
We include with our evidence a report by Sustrans regarding Uckfield and we draw your 
aPenEon to the maps and evidence within this report. London Road, BudlePs Common, 
Uckfield (part of the SnaPs Road SANGS car park route) is already experiencing high volumes 
of traffic, as is the bypass and the town centre. We are very concerned that the volume of 
traffic this SANGs and development will add a further burden through Maresfield, Uckfield, 
BudlePs and North Uckfield.  Copies of the two relevant reports are aPached for your 
informaEon.  

- 012a_Sustrans map _ East Sussex UCKFIELD sustrans_East Sussex Cycling and 
Walking Strategy, and  

- 012b_Sustrans report _ East Sussex UCKFIELD sustrans_East Sussex Cycling and 
Walking Strategy.   

We feel that the developer’s plans will also increase the danger for walkers and cyclists. 
 
The narrow rural roads, blind bends and access to the town through Church Street is of 
concern.  As advised by the Sustrans report, 3m cycle ways are required where there are 
more than 5000 cars per day (this therefore includes London Road through BudlePs 
Common, North Uckfield and the Bypass).   3m cycle lanes would impact ancient woodlands 
along various routes including London Road at BudlePs, and the Local Wildlife Site Lake 
Wood along the bypass cycle route.  
 
Introducing cycling via the proposed housing estate and therefore also the SANGS car park 
area will introduce a huge demand for off-road cycling in these quiet, tranquil ancient wet 
woodlands and ghyll habitats.  

16. History 
 
The developer has omiPed that Downlands is a site of historic internaEonal importance, as 
evidenced by the Manor Records of 1617 for “Downe Lands”, now known as Downlands 
Farm. The Manor Records of 1285 are the earlier references both to Uckfield and Downlands 
rock outcrops as ‘Stone’ and ‘Stuckle’ as well as the heritage landscape surrounding 
Downlands Farm. See documents ref. 006_ The 1285 copy of the Manor Record Uckfield.  
Landscape heritage record and 007b_1617  Manor Record - Downe Lands archive_wood 
ground pasture meadow _meaning ancient woodland. 
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17. Aerial Images (new evidence) 
 

A concerned resident organised an approved CAA drone flight and has provided these drone 
images as links to the files.  These help inform the inquiry how connected these woodlands 
are. The aerial videos can be used to point out the habitats that are missing from developer 
maps if the inspector is minded.  The videos provide further evidence of this heritage 
“downe lands” landscape, Lake Wood and the ancient woodlands.  It is a mosaic of 
conEguous ancient woodland, connected and conEnuous from Lake Wood, through Thirty 
Acre Wood to BudlePs Wood and BudlePs Common; including Longwood Gill, Shermanreed 
Ghyll, BudlePs Wood alder carr, Paygate Wood and Fir Tree Grove.  Development and 
fragmentaEon by roads and housing will cause irrevocable harm to this unique area.   
 
  
Drone 
Aerial 
Ref. 

Description  

 copyright, courtesy of Ridley, CAA approved  

Ref. DA 1 Above Downlands Farm meadows and Lake Wood - grass meadows recently cut 
 

 

https://www.skypixel.com/photo360s/my-product-4e5a0758-2b30-427f-8f9c-
f34fc81a1091?utm_source=copied&utm_medium=PCWeb&utm_campaign=sha
re&sp=0 

 

  
 

Ref. DA 2 Above Fir Tree Grove  

 

https://www.skypixel.com/photo360s/my-product-c80a2474-3c81-4ee9-a391-
c387238c41db?utm_source=copied&utm_medium=PCWeb&utm_campaign=sh
are&sp=0 

 

  
 

Ref. DA 3 Above Longwood Gill and Downlands Farm Copse/Longwood Copse  

 

https://www.skypixel.com/photo360s/my-product-468db423-88e8-4c61-99bb-
143eb0964bfe?utm_source=copied&utm_medium=PCWeb&utm_campaign=sh
are&sp=0 

 

  
 

Ref. DA 4 Above Woodland Trust Lake Wood LWS LGS  

 

https://www.skypixel.com/photo360s/my-product-07fe6088-981b-41ce-83e4-
f437260efd69?utm_source=copied&utm_medium=PCWeb&utm_campaign=sh
are&sp=0 

 

  
 

Ref. DA 5 Above Downlands Farm fields  

 

https://www.skypixel.com/photo360s/my-product-c9ec7e21-3291-4209-9484-
992b5191e1f0?utm_source=copied&utm_medium=PCWeb&utm_campaign=sh
are&sp=0 

 

 



19 
 

  
 

Ref. DA 6 Downlands Farm  

 

https://www.skypixel.com/photo360s/my-product-ec3799f9-2142-4b28-bd33-
59038d54d0de?utm_source=copied&utm_medium=PCWeb&utm_campaign=s
hare&sp=0 

 

  
 

Ref. DA 7 Above BudleNs Wood and BudleNs Common, well preserved medieval landscape  

 

https://www.skypixel.com/photo360s/my-product-bd99cc1a-2270-485d-8be6-
454f99badd7f?utm_source=copied&utm_medium=PCWeb&utm_campaign=sh
are&sp=0 

 

  
 

Ref. DA 8 
Above BudleNs looking towards Paygate Wood and Downlands Farm field proposed 
SANGS breaking Ancient Woodland, Parkland and old grass meadows. 

 

 

https://www.skypixel.com/photo360s/my-product-8cc7a6d7-8418-435e-9b8c-
a86538667826?utm_source=copied&utm_medium=PCWeb&utm_campaign=s
hare&sp=0 

 

  
 

Ref. DA 9 ConnecTon to Paygate Wood leading to BudleNs and Woodland Trust Views Wood  

 

https://www.skypixel.com/photo360s/my-product-d42b946c-a9ab-4014-a9f9-
6843166ed273?utm_source=copied&utm_medium=PCWeb&utm_campaign=s
hare&sp=0 

 

  
 

Ref. DA 10 
Aerial from Malling BudleNs looking towards Lake Wood and the Ancient Woodland 
corridors funcTonal connecTon to BudleNs Wood, BudleNs Common 

 

 

and Paygate Wood beside proposed SANGS. Also preserved Figg 1829 StreaXeilds 
estate map heritage 1617 landscape 

 

 
https://www.skypixel.com/photo360s/my-product-68c06f87-572d-4e37-8832-
72129256d5b6?utm_source=copied&utm_medium=PCWeb&utm_campaign=s
hare&sp=0 

 

   

 

19. Biodiversity Opportunity Area 
 
This map below confirms that the proposed development is within a Biodiversity 
Opportunity Area.  Biodiversity Opportunity Areas (BOAs) are the most important areas for 
biodiversity in East Sussex. BOAs represent a targeted landscape-scale approach to 
conserving biodiversity and the basis for an ecological network. We feel that the 
conservaEon need therefore outweighs the development of Downlands Farm.  
 
The map was found on the Wealden Website with the 2019 Local Plan.  Whilst the plan was 
withdrawn, this shows Map 65 for Uckfield, and the legend on this map also idenEfies the 
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Ancient Woodland, the Uckfield Development Boundary which matches map 53 (included in 
the documents references with local policy EN17) and the Biodiversity Opportunity Area and 
the Local Wildlife Sites.   
 
 

 
 
 

 
 

 



1841 ESCC Tithe Maps – Uckfield Parish layer and OS 1899 Developers Map, PAWS PlantaƟon on an 
Ancient Woodland Site 

The 1841 Tithe Map and OS 1899 developer’s maps demonstrate the conƟnuity of the surrounding  
woodlands. This is evidence of the existence of the Ancient Woodlands through the historic archives 
and maps, conƟnuing through the 1800s and is confirmed by the existence of ancient ground flora 
including Thirty Acre Wood.  This provides evidence of the woodlands around Downlands Farm 
previously designated as ancient woodland on the Natural England Inventory in 2019.   Below, the 
images are compared to the woodland inventory to the aerial satellite from MAGIC maps.   

Therefore, the 1841 ESCC Tithe Maps for the Uckfield Parish provides evidence of woodlands missing 
from the Natural England woodland inventory.  This map compares in favourable way to older maps 
with the woodlands in the heritage archives such as 1617 and 1703 and 1829 Figg and the OS1999 
copied below.  Woodland and coppice management was a feature of these woodlands. 

 

1841 Uckfield Tithe map with and without split screen – showing the ancient woodland on the 2019 maps  

 



Link to 1841 ESCC Tithe Maps – Uckfield – evidence of woodlands missing from inventory. Red 
rectangle locaƟon of proposed roundabout and access road through Thirty Acre Wood , irreplaceable 
habitat. 1841 map source :-  

hƩps://escc.maps.arcgis.com/apps/webappviewer/index.html?id=94d9d72603034a85bb68bce793ĩ
5a59&find=UCKFIELD&showLayers=Tithe%20Maps;Labels;MajorARoads;ABRoads;MainRoadNames;
AllRoadNames;PlaceNames;Large;LargeMedium;All;Locator;UCKFIELD 

PAWS ; PlantaƟon on an Ancient Woodland Site   

Source of InteracƟve map : hƩps://magic.defra.gov.uk/magicmap.aspx 

According to NPPF 180c ancient woodland with a plantaƟon on an ancient site should receive the 
same protecƟon as irreplaceable habitat. 

We believe this MAGIC map evidence below shows a plantaƟon on the ancient woodland site along 
Thirty Acre Wood; we believe the younger conƟguous Ancient Woodland can be referred to as PAWS, 
a PlantaƟon on an Ancient Woodland Site.  The DEFRA MAGIC Woodland Management Scheme 3 is 
shown below, also used by the Woodland Trust in Lake Wood and Views Wood.   

Thirty Acre Wood, ground flora of Ancient Woodland can be provided with evidence in pictures and 
videos.  Thirty Acre Wood we therefore feel has the following 3 PAWS missing from the ancient 
woodland inventory records and ground flora recorded and pictured.  We feel standing advice, for an 
irreplaceable habitat applies based on Thirty Acre Woods soil and ground flora. 

 

  



The MAGIC Maps below shows the missing Natural England woodland inventory when compared to 
the aerial satellite inventory from the MAGIC system.  The Parkland is easily seen when compared to 
the Streaƞeilds estate maps (evidence with the Buckswood Grange History secƟon). Map source: 
hƩps://magic.defra.gov.uk/magicmap.aspx 

 

1899 Developers OS 1899 red line boundary map  

The OS 1899 map, used by the developer, also provides evidence of the woodland comparable to the 
maps and images throughout history. For example, the 1841 above, the 1938 Streaƞeilds estate map 
, the Buckswood Grange evidence, and the aerial images within our evidence.  

 

Of note to developers paragraph 58 above, we disagree there are no known cultural associaƟons 
with the site.  Older maps and the “Manor records of 1617 for Downe Lands”  correlates to the age 
and status of this mosaic of ancient woodlands across Downlands Farm and North Uckfield. 
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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 
Email   
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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. 
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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.  
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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  
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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 
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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.  



 

Page 28 

 
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) 
 
 
Otters 
 
These were advised during the last application to be within 1-2km of this Downlands Farm site 
(please treat this confidentially) 
 
Badgers  
 
Badgers are found across the North Uckfield site from Lake Wood, Downlands Farm to Budletts 
Common. Badger setts are recorded in Lake Wood, Budletts Common, Budletts Wood, Thirty Acre 
Wood and badger sett activity has been noted at the site of the access road and roundabout. It will 
not be possible to remove the field habitats for the badger without causing irreparable damage 
and harm to the badgers across the area. 
 
This Downlands Farm application effectively fragments  the Badger habitats that will affect the 
badgers coming from Lake Wood and Budletts Wood. This would force some of the badgers to try to 
cross the A22 bypass to access woodlands on the other side of the A22. The unrecorded alder carr of 
Budletts Wood is rare and is open and not fenceable. This alder carr also contains a very large 
badger sett and can only be harmed by the volume of visitors and off-road mountain biking which 
would be a likely consequence of the proposed development.  
 
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. 



 

Page 40 

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.  
 
 
  



 

Page 42 

 
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. 
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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) 
 


	Williams A - 926995 - INTERESTED PARTY.pdf
	Williams A - 926995 - INTERESTED PARTY_(ATTACHMENT) - Mr & Mrs Williams Statement.pdf
	Williams A - 926995 - INTERESTED PARTY_(ATTACHMENT) - 2. Proposed Roundabout and Access 009b_1841_1899 -OS_  ESCC Tithe Map_Uckfield.PDF
	Williams A - 926995 - INTERESTED PARTY_(ATTACHMENT) - 1. Introduction 003_2019 Uckfield - A12-proposal-maps-2019-Uckfield-submission-map 65.pdf
	Williams A - 926995 - INTERESTED PARTY_(ATTACHMENT) - 1. Introduction 002_Wealden _ SHELAA assessment Downlands Farm.pdf
	Williams A - 926995 - INTERESTED PARTY_(ATTACHMENT) - 1. Introduction 001_WD_2022_1637 Downlands Action Group_Objection 09_09_2022.pdf

