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1.1.

1.2.

1.3.

1.4.

1.5.

INTRODUCTION

This report is a summary of the public consultation activity undertaken in relation to the
planning application for residential development of 290 dwellings on Land at Bird in Eye
Farm, South of Bird in Eye Hill, Uckfield.

By way of background, Wealden District Council is required to produce a Statement of

Community Involvement (SCI) as part of its Local Development Framework (LDF) to
govern how the Council will consult the community and stakeholders in the preparation
of planning documents. Wealden District Council’'s SCI was adopted on 22" July 2020

and has been reviewed by the Applicant.

The role of community involvement in the planning process is further supported by the
Government in the National Planning Policy Framework (NPPF) which expects applicants
to work closely with those directly affected by their proposals to evolve designs that take

account of the views of the community.

The Applicant has made efforts to comply with all local planning guidance and has
discussed appropriate pre-application requirements with the Local Authority. In
addition to the community consultation event the scheme design has also evolved
pursuant to a lengthy pre-application process that has been undertaken with the LPA
and statutory consultees. Additional details are set out in the accompanying DAS and

Planning Statement.

A meeting was also convened with Uckfield Town Council and separately with Framfield

Parish Council.



2.1.

2.2.

2.3.

24.

THE CONSULTATION PROCESS

The community engagement was impacted upon by the Covid-19 restrictions at the time
and as such comprised a leaflet drop that directed residents to the Woolf Bond Planning

website.

The leaflets, an example is shown at Appendix A were distributed to a total of 3,500
local addresses within the vicinity of the Application Site inviting local people to visit the
website where they were able to view the draft plans and associated commentary on a

range of issues. The issues are listed below:

Welcome

Site location and Context
Highways and Accessibility
Flooding and Drainage
Archaeology and Built Heritage
Ecology

Suitable Alternative Natural Green Space
Landscaping and Trees

The Draft Masterplan Process
Economic Benefits

Feedback and Next Steps

Upon viewing the website residents were able to e-mail any comments they had to
office@woolfbond.co.uk with the on-line consultation running from 15t April to 23 April
2021.

Additionally, the applicant and consultant team have had ongoing correspondence with
officers at the Council, details of which are set out in the Supporting Planning Statement

and accompanying Design and Access Statement.
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3.1.

3.2.

CONSULTATION FEEDBACK

As a result of the leaflet distribution and notifications sent to Framfield Parish Council and
Uckfield Town Council about the online consultation event, a total of 123 email responses

were received from residents within the surrounding area.

Section 4 sets out a summary of all comments received in relation to the proposed
scheme. Where appropriate, some respondents’ comments have been directly quoted.
All of the comments and questions raised by local residents during the public consultation
period have been considered in finalising the planning application which accompanies

this document.
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41.

4.2.

4.3.

4.4.

RESPONSES TO CONSULTATION FEEDBACK

The following section sets out the Applicant’s responses to the comments raised

during the consultation period (outlined above in Section 3).

All comments have been taken into consideration in finalising the planning
application which accompanies this Statement of Community Involvement. A

summary of the comments received are summarised below.

A significant majority, 121 of the responses all oppose the proposed housing with 2
residents confirming their support for the scheme. Of the 123 responses the

following issues were raised:

Subject
Highways and Transportation
Affordable Housing
Local Infrastructure, Services & Facilties

Mo. of responses

Water Supply, Flooding & Drainage

Ecological Impacts & Loss of Green Space

Inaccurtate Plans I 7
Insufficent Motification of Consultation . 15
Type of Housing i 4

Pollution I 7

Built Heritage | 2

Build Quality | 1

Utilities & Broadband I 3

Riding Stables & Livery Sites | 1
SANG Provision i 5

Support the Development || 2

The pie chart over the page highlights those issues that were of more importance
to residents based on the number of residents that raised such issues within their

responses:
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4.5.

4.6.

4.7.

7 No. of responses

4 213 15 2
15
7 \\\\
20
85 14
m Highways and Transportation Affordable Housing

Local Infrastructure, Services & Facilties Water Supply, Flooding & Drainage
= Ecological Impacts & Loss of Green Space = Inaccurtate Plans

m Insufficent Notification of Consultation = Type of Housing

= Pollution = Built Heritage
= Build Quality m Utilities & Broadband
= Riding Stables & Livery Sites SANG Provision

Support the Development

Water Supply, Flooding & drainage

Concerns were raised that the proposed development would put further stress on
the areas water supply and increase the risk of flooding during periods of heavy
rainfall that would be exacerbated by the additional housing. A number of the
respondents also stated that flooding events within the surrounding area is

becoming more frequent.

The application is accompanied by a Flood Risk Assessment and Surface Water
Drainage Strategy that confirms, subject to a number of SuDS drainage measures
the scheme will ensure the site retains green field runoff rates thereby ensuring the

scheme does not result in an increased risk of flooding.

Ecological Impacts & Loss of Green Space

38 of the residents raised concerns over the impacts on the natural environment
and the associated flora and fauna species together with the ‘chipping away’ of the

open green space around Uckfield.
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4.8.

4.9.

4.9.

4.10.

4.11.

4.12.

4.13.

Of the 38 respondents approximately half raised concern over the permanent
impacts on a number of protected species including badgers and dormice that are
frequently found in and around the site. Other respondents objected to the gradual
‘chipping away’ of the green space around Uckfield that are frequently used by dog

walkers and other residents that has been of particular importance during lockdown.

The scheme proposes a substantial area of SANG land that will measure
approximately 26ha. The SANG will provide open space for both existing and future
residents that will carefully landscaped with native species to enhance the sites

biodiversity value.

Affordable Housing

Regarding affordable housing, whilst the respondents welcomed the provision of
the affordable housing several thought that 50% should be provided as affordable

housing.

Others raised concern and question how the affordable housing will be secured and

not later sold on the open market.
The Application proposes 91 affordable homes (35% of the total dwellings to be
provided). The mix and tenure split is a matter to be discussed trough preparation

of the Legal Agreement.

Wrong Type of Housing

Related to affordable housing was a concern that the scheme would deliver too
many larger and more expensive houses that younger people cannot afford and are
then forced to leave Uckfield. As such 4 of the respondents suggested that the
development should comprise a greater number of smaller 1 and 2 bedroom houses

and flats to cater for the younger people within the town.

Pollution

7 of the respondents were concerned that the additional cars and delivery vehicles
that the additional housing would give rise to would result in increased levels of air
and noise pollution in and around the site and centre of Uckfield.
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4.14.

4.15.

4.16.

4.17.

4.18.

4.19.

An Air Quality Assessment (“AQA”) has been undertaken in support of the
Application Scheme, which includes the impact of the additional traffic on air quality
in the surrounding area will not be significant, subject to the proposed mitigation

measures, which can be secured by conditions. See the AQA for full details.

Heritage

Two of the respondents referred to the Oast House. One was pleased views of this
old building would be opened up to the wider public the other considers it to be an
unsightly building and wondered whether it could be removed as part of the
proposal. Heritage matters are discussed in more detail in the accompanying

Heritage Statement.

Other Matters

Before setting out the two largest areas of concern, a total of 27 respondents raised
concerns of a rage of issues that included the inaccurate plans; the insufficient
leaflet drops and the lack of time available for responding to the consultation; the
build quality of new housing; whether adequate broadband will be provided to cater
for a post lockdown change to working habits and a further reduction in livery site

provision.

Concern was raised by 7 people that the plans provided made no reference to the
additional housing that is being provided in Uckfield including the Taylor Wimpey
development at Ridgewood Place and the cumulative impact the significant housing

developments will have.

15 people stated that they had not been informed about the consultation and had
insufficient time to respond and as such their comments were not as well
researched as they would have liked. The Applicant extended the time period to the

23 April to address residents’ concerns.
One resident stated that they hoped the build quality associated with the developer

would be of a high standard when one considers the news stories about the quality

of some new housing that are reported in the media.
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4.20.

4.21.

4.22.

4.23.

4.24.

4.25.

4.26.

Three of the respondents questioned whether, along with other utilities, that
sufficient broadband would be provided to cater for the increased home working
trend after the pandemic. One raised concern about a gradual loss of riding livery
stables that meant they were having to travel further and further afield to find such

facilities.

Highways and Infrastructure

The two main areas of concern related to the impacts the additional traffic will have
on Framfield Road and the centre of Uckfield that will be exacerbated b y the “1000’s
of new houses’ that are being built in and around Uckfield and that the existing
roads just could not cope with the additional traffic as well as the HGV’s while the

houses are being built.

Related to this were the concerns regarding the impacts on the already
overstretched services and facilities including schools, dentists, doctor’s surgery

and supermarkets car parks.

A total of 91 residents raised concerns regarding the impacts on local roads
infrastructure and local services and facilities. Concerns surrounding the anticipated
increase of traffic on the already ‘busy, unsafe’ roads were raised and also how
the road network would cope with the development of the proposed and the

additional traffic associated with the on-going developments within Uckfield.

Of particular concern was Framfield Road and the amount of traffic that currently
uses that road with the existing on-street parking that increases the pressure on the
road residents say will be substantially impacted upon by the development and the

other houses that are being built in Uckfield.

Residents also questioned the claim that future occupants would walk to Uckfield
town centre which is impacted upon by the topography. Additional questions were

raised over the effectiveness over the proposed SCOOT system proposed.

The Application is accompanied by a Transport Assessment that sets out how the
SCOOT system will work to effectively manage traffic within the town centre that
residents claim is a bottleneck and such measures will be discussed with the

Highways Authority during the course of the application.
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4.27. There were also concerns arising upon the impact the proposals would have upon
the infrastructure and services in the area, in particular school places, doctors
surgery spaces and a number of residents expressed concerns over an already

poor internet service.

4.28. The development would attract a CIL Charge that upon review of the Council’s
Regulation 123 List provides for additional infrastructure within Uckfield. Such
contributions towards infrastructure will be additional to site specific measures that

will be secured by way of a s.106 Legal Agreement.
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5.1.

5.2.

5.3.

5.4.

CONCLUSION

This Statement of Community Involvement summarises the public consultation
process which has been undertaken prior to the submission of the accompanying
planning application for Croudace Homes proposed residential development on
Land at Bird in Eye Farm, South of Bird in Eye Hill, Uckfield.

The Applicant would like to thank all local residents, representatives and
stakeholders who have contributed to the consultation process. All comments

received have been considered by the project team in preparation of the application.

Local residents and stakeholders will receive further opportunity to comment directly
to Wealden District Council during the statutory consultation process, which begins

following the registration of this application.

Full details of the evolution of the scheme design is set out in the accompanying
Design and Access Statement; whilst the merits of the scheme having regard to
relevant planning policy considerations is set out in the accompanying planning

statement.
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Croudace 000

HOMES.CO.UK Waolf Bond Planning

Public Consultation — have your say

Land at Bird in Eye Farm,
South of Bird in Eye Hill, Uckfield

Croudace Homes Ltd are preparing an outline planning application proposing the development of the site for up
to 290 dwellings, access, parking, associated landscaping and publicly accessible open space including provision of
a strategic Site of Alternative Natural Green Space (“SANG”)

Our draft proposals for the site are available online:

www.woolfbond.co.uk/birdineyefarmsouth

Your views are important to us and will help inform our draft proposals before a planning application is submitted to Wealden District
Council.

If you have any further questions please send your email queries to: office@woolfbond.co.uk. Alternatively, you can write to: Woolf
Bond Planning, The Mitfords, Basingstoke Road, Three Mile Cross, Reading, RG7 1AT.

Please submit any comments by Friday 16" April 2021.
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Welcome

Site Location and Context
Highways and Accessibility
Flooding and Drainage
Archaeology and Built Heritage
Ecology

Suitable Alternative Natural Greenspace (SANG)
Landscaping_and Trees

The Draft Masterplan Proposals
Economic Benefits

Feedback and Next Steps

The consultation period has been extended. Please let us have any comments
by Friday 23rd April 2021.

Welcome

Welcome to the consultation website for Croudace Homes' proposals for Land at
Bird in Eye Farm, South of Bird in Eye Hill, Uckfield.

Croudace Homes is a well-established residential developer founded in 1946 and
to this day remains a family run business.

We are committed to building high quality homes backed up with a first class
customer service. Our strength lies in the care and attention given to the internal
and external design, specification of fixtures and fittings and a quality finish. This
applies equally to the buildings and the landscaping and surroundings which
enhance the street scene.

The proposals will provide a mix of up to 290 high quality new homes to include a
range of house types including 35% affordable housing along with the with the
onsite provision of a strategic SANG (Site of Accessible Natural Green ¢ T

op
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« Quality landscaping and biodiversity enhancement;

» important contribution to the thriving community at Hermitage Park;

* Much needed new homes within a District which has seen a shortfall of
housing in recent years;

» Investment in local highways network; and

e Financial contributions to off-site local services and facilities via a S106
Agreement, including towards education, sports & leisure, libraries,
healthcare provision, youth services and bus services.

For more information on the scheme please view the ‘Site Location and Context’
and ‘The Draft Masterplan Proposals’ tabs above.

We would like your feedback on the proposals — please click here to
complete a feedback form or use the contact details provided if you have
any questions.

https://www.woolfbond.co.uk/birdineyefarmsouth/ 2721
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Woodland lies along parts of the western, southern and south eastern boundaries
as well as bisecting the site. The southern parcel of land is separated from rest of
the site by a strip of Ancient Woodland known as Bird in Eye Shaw, which has a
stream running through it and a pond. Ancient Woodland also extends along part
of the western boundary.

The Site surrounds Bird in Eye Farm, which lies to the south of the current access
into the farm, approximately 90m from the B2102, Bird in Eye Hill. The farmyard
contains a number barns currently occupied by several small business units,
areas of hard standing, a humber of stable blocks, a manege and a dwelling.

The Site is not covered by any statutory or non-statutory designations for
landscape character or quality.

The Oast (Grade Il listed building) at Bird in Eye Farm is located on the western
side of the farmyard, around which the site is wrapped. It occupies an elevated
aspect that affords a visual link between the building and the eastern edge of
Uckfield.

Given the proximity of the Site to Uckfield town centre, this means there is easy
access to the local shopping facilities, health facilities, schools, nurseries, the
train station and job opportunities. Accordingly, the site affords a highly
sustainable location in seeking to meet identified housing needs.

As part of the proposal, a footpath link within the Site will be provided to the
existing footway on Bird in Eye Hill. Adjacent to the site is Uckfield Community
Hospital and Bird in Eye GP Surgery.

Highways and Accessibility

General Highway Context

Pre-application meetings have been held with the Highway Authority (5th
September and 5th December 2019) and Local Planning Authority (30th January
2020).

The Highway Authority supports extending the existing 30mph speed lit Top 3ird
in Eye Hill beyond the proposed site access. This will enhance sustaina des

https://www.woolfbond.co.uk/birdineyefarmsouth/ 3/21
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Sustainability

A shared footway/cycleway link from the site will be provided to the existing
footway on Bird in Eye Hill.

National Travel Survey data reveals the majority of trips (80%) under one mile
(1.6km) are undertaken on foot, and 15% of journeys between 1 and 5 miles (1.6
to 8km) are usually undertaken on foot.

Providing new homes on the application site, which is within 1.2km of the local
shopping facilities, health facilities, eating and drinking establishments, schools
and nurseries available within Uckfield, gives a realistic opportunity for these
journeys to be made on foot.

Bus stops and Uckfield railway station are located within easy walking distance of
the site, providing access to frequent bus and rail services to the surrounding
area.

Site Access and Internal Layout

Vehicle access to the site will be achieved directly from Bird in Eye Hill, via a
bellmouth arrangement. Commensurate visibility splays are achievable, are
based on the recorded speed of traffic, and national guidelines.

The main spine road will be 5.5m wide which will allow simultaneous two-way
movement of large vehicles.

Car and cycle parking will be provided in accordance with the East Sussex
County Council standards.

Highway Impact

The proposed development will likely generate in the region of 150 two-way
movements during the peak hour periods. If spread evenly across these periods,
this equates to an additional 2-3 movements a minute.

The Highway Authority has requested that we consider the cumulative impact of
other proposed sites within Uckfield, to assess the cumulative impact.

Capacity assessments have been undertaken at the two critical to 1tre
signalised junctions and at the site access. To accommodate the ir TOP 3 in
traffic from the proposed development within the town centre, it is prupused to

https://www.woolfbond.co.uk/birdineyefarmsouth/ 4/21
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Extension to 30mph Speed limit to enhance sustainable modes of transport,
supported by the Highway Authority.

Improvements to the on-street parking regime long Bird in Eye Hill, which will
improve vehicle flow and safety.

Installation of SCOOT system at the two town centre junctions to increase
capacity.

Provide shared footway/cycleway from the site to Bird in Eye Hill.

Top
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Flooding and Drainage

Flood Risk

The Environment Agency’s (EA) “Flood Map for Planning” indicates that the
majority of the site lies within Flood Zone 1 (low probability). Areas within Flood
Zone 1 have been assessed by the EA as having less than a 1 in 1,000 annual
probability of river of sea flooding (<0.1% of occurring each year).

Areas adjacent to the Framfield Stream along the western boundary and a minor
watercourse within Bird-in-Eye Shaw to the south of the site are shown to be
within Flood Zones 2 and 3 (medium and high probability). These areas represent
the watercourses floodplain. The proposed development masterplan as adopted
by the “sequential approach” recommended by the National Planning Policy
Framework (NPPF) and accompanying “Flood risk and coastal change” Planning
Practice Guidance (PPG) , whereby proposed development is located wholly
within Flood Zone 1 and areas within Flood Zones 2 and 3 left as open space.
This seeks to not put future occupants at risk of flooding whilst also not increasing
flood risk downstream.

The site is considered at low or negligible risk of flooding from all other enuirnes,
aside from surface water which is indicated to have a “high” risk in | Top fing
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network does not surcharge in the 1 in 2 year storm event (i.e. 50% chance of
occurring each year) and does not flood in the 1 in 30 year event (i.e. 3.33%
change of occurring each year). These pipes will discharge into swales and/or a
detention basin where runoff will be temporarily stored and slowly discharged (i.e.
attenuated) at rates which match the existing greenfield scenario.

The surface water drainage system will be designed to manage the 1 in 100 year
storm event (i.e. 1% chance of occurring every year), making an allowance for a
40% increase in peak rainfall intensity to account for the potential effects of
climate change. In the event of storms which exceed this design standard, the
site layout and proposed levels are such that exceedance overland flows will be
directed away from properties and toward areas of open space.

By utilising SuDS, the surface water drainage strategy also presents the
opportunity to contribute to amenity provision on site (providing useable spaces in
the case of permeable paving or attractive open space with open, vegetated
features) whilst seeking to enhance biodiversity on site. This will be achieved
through continuing a collaborative design approach between the drainage
engineers, landscape architects and ecologists as the proposals develop.

Foul Water Drainage

Foul water will discharge via gravity to the existing Southern Water public foul
sewer within Bird in Eye Hill (B2102) north-west of the site.

With an expected 290 dwellings discharging at an expected rate of 4,000
|/dwelling/day, the total foul water discharge rate for the site is expected to be
14.5 |/s. Southern Water are currently reviewing whether the existing network has
sufficient capacity to manage the additional flows. Following confirmation of
capacity or if reinforcement works are required, consent under S106 of the Water
Industry Act 1991 to connect into the public sewer will be obtained from Southern
Water.

Examples of surface water drainage schemes:

Top
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Detention Basin (image courtesy of Morton-Roberts Consulting Engineers Ltd)

Top
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Archaeology and Built Heritage

Archaeology

An archaeological desk based assessment report has been produced,
incorporating research of published and unpublished sources, a historic map
studies exercise and the information held on the Sussex Historic Environment
Record. The available information indicates that the Site its likely to contain
evidence of agricultural cultivation dating from the Medieval period onwards. A
low archaeological potential for finds or features relating to all other past periods
of human activity has been identified.

In advance of any construction or landscaping activities the Site will be subject to
an appropriate scheme of archaeological investigation. The details and scope will
be agreed in advance with the Local Planning Authority and their archaeological
advisors.

Any archaeological evidence that may be present within the Site is anticipated to
be of low (local) significance only. Any evidence encountered during the field
investigation will be recorded or removed as appropriate and a report ' "ed
for deposit with the relevant archive service. Top
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of The Oaét.

The Oast is listed Grade Il and is located in the centre of the group of buildings
that comprise Bird in Eye Farm, facing the west half of the application site. It is
the only listed building within the farm and sits within a cluster of older farm
buildings and is the only building that has escaped significant alteration or
adaption.

The Oast is a rare example of a hop kiln which included internal flues, with a
furnace below, to heat the drying floor where the hop blossoms were laid out to
dry. This design is different to the vast majority of kilns built in the 18th and 19th
centuries. The building is listed because of what it tells us about the development
of hop production at this time, not because of its age or its architectural qualities.
This means that unlike other rural or agricultural buildings, The Oast is not
considered important because of the way it is seen within the landscape like other
agricultural buildings such as historic bars or granaries. The special interest of the
building lies in its technical innovation, not the age of the building or its
relationship to the landscape. However, the application proposals do provide an
opportunity for the building to be seen and experienced within the landscape in a
way that is not possible at present and in that way, to be better understood and
appreciated.

In order to provide new and enhanced views of the listed building from within the
application site, the proposed layout includes an area of public open space
alongside the western boundary of the farm. This area is of a sufficient size to
allow The Oast to be seen and understood as a former agricultural building and
the development proposals would therefore provide new opportunities to see and
experience the listed building.

The way in which the proposed housing is laid out also provides new views from
the south to the listed building where the top of the building would be visible, and
its distinctive cowl seen and easily recognised.

The southern part of the site would be public open space and so the impact on
the immediate area around these fields would be negligible. They would remain
as open areas of pasture or grassland and would not result in any change to
Framfield Place and the Stables to the West of Framfield Place, to the east of the
application site.

The proposed layout provides for new, enhanced views of The Oast as Top the
masterplan and these new views are considered a heritage benefit because they

https://www.woolfbond.co.uk/birdineyefarmsouth/ 11/21
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