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Our Experience 

With a highly experienced team of chartered engineers, modellers and 
consultants, RPS has the technical expertise to support clients across 
all aspects of the flood risk, hydrology and sustainable drainage 
disciplines. We provide commercial, practical, cost-effective advice and 
solutions, working closely with clients to meet their objectives. 

We have international experience spanning a diverse range of projects, from 
planning applications for residential, industrial and mixed-use developments, to 
strategic scale assessments in support of airports, large-scale housing 
developments, energy facilities and infrastructure projects. 

Our clients include developers, investors, architects, planning consultants, Local 
Authorities and Water Authorities. We also advise and support numerous 
government agencies with statutory responsibilities for flood risk management. 

Services provided include Flood Risk Assessments and sustainable drainage 
strategies, hydraulic modelling (local and catchment scale), Environmental 
Statement chapters, drainage modelling, Flood Risk Management Plans and 
Sequential Test assessments. 

 

On behalf of RPS, 
 
 
 
Chris Patmore,  
Technical Director  
Hydrology/SuDS 
CEnv, MIenvSci, MCIWEM, MCIHT  
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1 OVERVIEW OF PROJECT AND SITE BACKGROUND 

1.1 Introduction  

1.1.1 Further to our recent discussions, RPS have been appointed by Croudace Homes (South) 
Limited (the Client) to review and update GIS analysis carried out as part of the 
APP/C1435/W/24/3356658 - WD/2024/1799/MAO – Bird in Eye – Planning Application. 

1.1.2 This technical note aims to serve as an addendum to the RPS Bird in Eye - Sequential Test 
2024 draft v3 final document to incorporate changes to the Environment Agency flood 
mapping in 2025 and the updates to the NPPF in December 2024. 

1.1.3 This note will provide suitable additional information for assessing the NPPF Sequential Test 
(ST) to support the outline planning application. It will be carried out in accordance with the 
approach contained in Section 14 and Annex 3 of the NPPF, as well as the guidance 
contained in the PPG section title “flood risk and coastal change” and the specific guidance 
set out in the DEFRA guidance “Flood risk assessment: the sequential test for applicants’  

1.1.4 In addition, the assessment will have regard to the High Court decision Mead & Redrow v 
SoS LHC, North Somerset Council and Hertsmere Borough Council and the more recent 
Appeal decision, Appeal Ref: APP/D0121/W/24/3343144. Land at Rectory Farm (North), 
Chescombe Road, Yatton BS49 4BZ dated 18th March 2025 which explore further the 
requirements when undertaking a sequential test. 

1.2 Background 

1.2.1 The sequential test process is based on the National Planning Policy Framework (NPPF). The 
NPPF was updated December 2024 with the introduction of the ST requirements within 
paragraphs 174 and 175 (as described below) and supported by the NPPF Planning Practice 
Guidance [updated August 2022]. 

1.2.2 In January 2025 the Environment Agency (EA) published new mapping for fluvial and surface 
water flood risk. This new mapping includes an allowance for climate change. 

1.2.2 On May 25, 2025, the EA also published new national risk information for flooding and coastal 
erosion including updated “Flood Map for Planning” Flood Zone data.1 

1.2.3 Consequently, the Flood Zone data utilised to inform the Sequential Test in 2024 is reviewed 
within this technical note against the new flood mapping. Because of these updates, the 
rankings provided by the Sequential Test has also been reviewed. 

  

 
1 Defra Data Services Platform - May 2025 Announcement 
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2 NPPF Update 

2.1 The National Planning Policy Framework (NPPF) update modifies the text relating to flood risk 
and the ST and introduces Paragraph 175 (as described below): 

NPPF: 

172. All plans should apply a sequential, risk-based approach to the location of 
development – taking into account all sources of flood risk and the current and future 
impacts of climate change – so as to avoid, where possible, flood risk to people and 
property. They should do this, and manage any residual risk, by:  

a) applying the sequential test and then, if necessary, the exception test as set out 
below;  

b) safeguarding land from development that is required, or likely to be required, for 
current or future flood management;  

c) using opportunities provided by new development and improvements in green and 
other infrastructure to reduce the causes and impacts of flooding, (making as much 
use as possible of natural flood management techniques as part of an integrated 
approach to flood risk management); and  

d) where climate change is expected to increase flood risk so that some existing 
development may not be sustainable in the long-term, seeking opportunities to 
relocate development, including housing, to more sustainable locations.  

174. The aim of the sequential test is to steer new development to areas with the lowest 
risk of flooding from any source. Development should not be allocated or permitted if 
there are reasonably available sites appropriate for the proposed development in areas 
with a lower risk of flooding. The strategic flood risk assessment will provide the basis 
for applying this test.  

175. The sequential test should be used in areas known to be at risk now or in the 
future from any form of flooding, except in situations where a site-specific flood risk 
assessment demonstrates that no built development within the site boundary, 
including access or escape routes, land raising or other potentially vulnerable 
elements, would be located on an area that would be at risk of flooding from any 
source, now and in the future (having regard to potential changes in flood risk). 

2.2 With reference to the Land at Bird in Eye Farm site, the submitted documentation and 
drawings (including the masterplan as shown below in Figure 1), shows that the new 
mapping does not indicate any significant flood risk to the site (Figure 2 shows the impact of 
climate change on the flood risk).  

2.3 As a result, the masterplan produced is in accordance with Paragraph 175. 

2.4 The areas within the site are small isolated “low” areas of surface water flood risk. 

2.5 The new “Flood Map for Planning” is shown in Figure 3 for fluvial and tidal flood risk and the 
Flood Zone classification. This mapping shows the site to continue to be outside Flood Zones 
2 and 3. 
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2.6 The new mapping also shows that there is no identified surface water flood risk for events up 
to and including the 1 in 100 year event (Figure 4). 

Figure 1: Site Plan  

 
Figure 2: EA Surface Water Flood Mapping (2025 update)  
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Figure 3: EA Flood Map for Planning – Fluvial (2025 update)  

 

Figure 4: EA Flood Map for Planning – Surface Water (2025 update) 
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3 ST Updated Results 
3.1 The site along with all the sites previously tested in 2024, has been compared to the new 

mapping to assess the hydrological impact on each site and rank them accordingly against 
flood risk only. 

3.2 The results of this updated assessment are contained in Appendix A referencing the ranking 
of the sites which overlap with the May 2025 Flood Zones. 

3.3 Comparing Appendix A to the same table provided in the original submitted “RPS Bird in Eye 
- Sequential Test 2024 draft v3 final document” there are insignificant differences in the 
extents of the Flood Zones meaning that the ranking of the overall list is generally unchanged.  

3.4 An exception to this pattern is the addition of Sites ID: 10 and 35, these sites were previously 
identified as being in Flood Zone 1 but are now identified as within Flood Zones 2 or 3. 

3.5 Because of the minimal changes in Flood Zone extents at the Land at Bird in Eye Farm site 
and two sites becoming less viable due to significant increases in Flood Zone 2 and 3 extents, 
the site has improved and is now hydrologically ranked higher without considering any other 
planning aspects. 

3.6 The other sites considered within the final shortlist do change flood risk percentages and 
relative to each other change position in the ranking (see Table 1 below). 

3.7 Based on hydrological impacts only, and the site capacity (as described within the original ST 
report), the Land at Bird in Eye Farm site remains ranked 5th in “Table 3: Sequential Test 
sifting – Stage 3 Site flood risk analysis – Percentage of Site within Flood Zone 3 and at 
Surface Water 1 in 30 year risk” as shown in the 2024 report prior to the consideration of 
other planning aspects. The table is reproduced below for reference with the new percentage 
flood risk. 

3.8 The four sites with the highest rankings based on hydrological impacts alone remain the same 
as those identified in the 2024 report. The Land at Bird in Eye Farm site has maintained its 5th 
rank, and no additional sites have been identified with a higher ranking following the updated 
assessment. 

3.9 Appendix D of the original submitted “RPS Bird in Eye - Sequential Test 2024 draft v3 final 
document” has also been reviewed and updated by Woolf Bond Planning in light of the 
updates to NPPF in December 2024.  

3.10 Appendix B contains the Woolf Bond Planning update documents that concludes: 

 “It is clear from the above analysis that the four sites identified as being hydrologically 
sequentially preferable to the Appeal Site (Table 1 of the RPS Sequential Test Update refer) 
are not sequentially preferable as they are not reasonably available in accordance with the 
definition of such in the PPG (Paragraph: 028 Reference ID: 7-028-20220825). 

The above also evidences that, since the publication of the original ST in July 2024 (CD1.36) 
there has been no progress on three of the four identified sites. 

As we conclude, there are no sequentially preferable sites that have been demonstrated to be 
reasonably available.” 
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Table 1: Updated Sequential Test sifting – Stage 3  
Site flood risk analysis – Percentage of Site within Flood Zone 3 and at Surface Water 1 in 30 year risk 

Sifting Rank 
(based on 
FZ3%) 

Site ID  
(see table 
in Appx A) 

Address and SHELAA 
reference 

Indicative 
Residential 
Capacity  

Gross  
Area 
(ha) 

% of Site 
in FZ3 

 

% of 
Site in 
SWFR 

3.3% 

1 2 Land south of Maresfield, A22, 
Maresfield (212/3120) 

150 13.9 0 0.3 

2 19 Harrison's, south of London 
Road, East Hoathly (985/1950) 

150 6.7 0 0.4 

3 23 Land at White House Farm, 
London Road, Uckfield 
(1007/1410) 

240 11.3 0 1.2 

3 17 Land at Hesmonds Stud, East 
Hoathly (773/1950) 

375 16.5 0 5.2 

5 43 Bird in Eye (Application Site) 190 20.1 0.05 0 

6 20 Cysleys Farm, Eastbourne Road, 
Uckfield (028/1410) 

145 16.7 0.66 1.3 

7 26 Land at Horstedpond Farm, 
Lewes Road, Uckfield (205/1410) 

350 28.8 12.12 2.1 
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For more information, contact:  

Chris Patmore 

T:  
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APPENDIX A 
 

Updated RPS ST Table 2025 

 

  
  



Available Sites

Rank Reference Address Area (sq m) Area (Ha) CapacityFlood Zone 1Flood Zone 2Flood Zone 3Flood Zone 1Flood Zone 2Flood Zone 3Very Low Low Medium High Very Low Low Medium High Very Low Low Medium High Very Low Low Medium High 1 in 30 1 in 100 1 in 1000 1 in 30 1 in 100 1 in 1000 1 in 30 1 in 100 1 in 1000 1 in 30 1 in 100 1 in 1000With river floodingWithout river floodingWith river floodingWithout river flooding
1 1 Land south west of Park Farm, A22, Maresfield15481.78 1.548178 25 100 0 0 15481.78 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
2 31 Land at Tenacres, Straight Half Mile, Maresfield31586.95 3.158695 4 100 0 0 31586.95 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
3 41 Mill View, Gun Road, Blackboys 7971.7 0.79717 7 100 0 0 7971.7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
4 30 Forest Cottage, The Drive, Maresfield Park, Maresfield13154.9 1.31549 4 100 0 0 13154.9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.38692 0 0 50.89892 0 0 0 0
5 29 Charlwood Manor, Snatts Road, Uckfield 12184.97 1.218497 17 100 0 0 12184.97 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.026919 0 0 3.280131 0 0.001089 0.055146 0 0.13266 6.719475 0 0 0 0
6 8 Land on the north west side of Fir Grove Road, Cross In Hand20042.59 2.004259 n/a 100 0 0 20042.59 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1.982492 0 0 397.3427 0 0.678695 4.896887 0 136.028 981.4629 0 0 0 0
7 6 Land at Mockbeggar Farm, London Road, Uckfield35625.77 3.562577 60 100 0 0 35625.77 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.001574 0.002289 0 0.560875 0.815487 0.001574 0.001574 0.161633 0.560875 0.560875 57.58302 0 0 0 0
8 36 Land to the south of the B2102 and east of Stone Bridge Lane, Blackboys78409.24 7.840924 50 100 0 0 78409.24 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.127807 0.582156 0 100.2122 456.4644 0.005344 0.343119 0.865246 4.189966 269.0368 678.433 0 0 0 0
9 34 Land north of Pine Cottage, Coopers Green, Five Ash Down14721.03 1.472103 35 100 0 0 14721.03 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.041157 0.063347 0.075327 6.058783 9.325382 11.08888 0.063347 0.075302 0.075628 9.325383 11.08528 11.13329 0 0 0 0

10 2 Land south of Maresfield, A22, Maresfield 139318.5 13.93185 150 100 0 0 139318.5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.260568 0.419581 1.22786 363.0189 584.5537 1710.637 0.340413 0.529684 2.725868 474.258 737.9484 3797.639 0 0 0 0
11 39 Land at High Tree House, Eastbourne Road, Uckfield42278.72 4.227872 90 100 0 0 42278.72 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.363966 0.582119 1.571969 153.8801 246.1124 664.6084 0.563192 0.890599 2.284224 238.1104 376.534 965.7406 0 0 0 0
12 19 Harrison's, south of London Road, East Hoathly66574.59 6.657459 150 100 0 0 66574.59 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.445392 0.469431 0.517353 296.5177 312.5215 344.4257 0.457411 0.48746 0.702288 304.5196 324.5243 467.5452 0 0 0 0
13 33 Land at Coopers Row, Five Ash Down 38590.04 3.859004 40 100 0 0 38590.04 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.570244 0.686703 0.969185 220.0573 264.999 374.009 0.634863 0.807082 1.242771 244.9938 311.4531 479.586 0 0 0 0
14 7 Land opposite Roundwood, Coopers Green Road, Ringles Cross13457.51 1.345751 20 100 0 0 13457.51 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.788054 0.99617 3.621974 106.0524 134.0597 487.4275 0.936708 1.855967 5.349089 126.0576 249.767 719.8542 0 0 0 0
15 37 Land at Old Nursery House, Blackboys Road, Framfield45936.14 4.593614 58 100 0 0 45936.14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.908714 1.556685 3.700425 417.4281 715.0812 1699.833 1.259178 2.508105 4.868111 578.418 1152.127 2236.222 0 0 0 0
16 28 Land at The Halland Forge Hotel, Eastbourne Road, Halland15830.56 1.583056 n/a 100 0 0 15830.56 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0.912266 2.345107 2.872632 144.4169 371.2436 454.7538 1.796846 2.563006 4.559083 284.4508 405.7383 721.7284 0 0 0 0
17 23 Land at White House Farm, London Road, Uckfield112835.7 11.28357 240 100 0 0 112835.7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1.20077 1.700745 3.44912 1354.898 1919.047 3891.839 1.441893 2.107641 4.617063 1626.97 2378.172 5209.696 0 0 0 0
18 4 Willows Sawmill, Millwood Lane, Five Ash Down12352.07 1.235207 n/a 100 0 0 12352.07 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1.293107 1.801656 3.532141 159.7254 222.5418 436.2924 1.55546 2.457252 6.356467 192.1314 303.5214 785.1551 0 0 0 0
19 16 Broomy Lodge Field, London Road, East Hoathly19218.53 1.921853 30 100 0 0 19218.53 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1.64445 1.715833 1.797314 316.0392 329.7579 345.4173 1.715833 1.755411 2.081652 329.7579 337.3642 400.0629 0 0 0 0
20 24 Land south west of Ridgedown, Lewes Road, Uckfield18415.79 1.841579 55 100 0 0 18415.79 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2.193547 3.307289 5.597241 403.959 609.0636 1030.776 2.763243 4.389785 6.827421 508.8732 808.4138 1257.324 0 0 0 0
21 15 Land off South Street, East Hoathly 13676.71 1.367671 20 100 0 0 13676.71 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2.314508 2.719027 4.587739 316.5486 371.8735 627.4518 2.58805 2.996433 7.61613 353.9601 409.8135 1041.636 0 0 0 0
22 32 Field between Straight Half Mile and Nursery Lane, Maresfield14414.67 1.441467 25 100 0 0 14414.67 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2.649742 2.733012 5.288081 381.9516 393.9548 762.2596 2.677499 3.010582 6.435084 385.9527 433.9656 927.5963 0 0 0 0
23 18 Land east of South Street (Site A), East Hoathly98023.71 9.802371 85 100 0 0 98023.71 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2.965832 3.809787 5.483127 2907.219 3734.495 5374.765 3.631904 4.566894 6.212297 3560.127 4476.639 6089.525 0 0 0 0
24 25 Sunview, 46 New Road, Ridgewood, Uckfield15617.5 1.56175 30 100 0 0 15617.5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 3.005582 3.511784 4.756917 469.3968 548.4529 742.9116 3.41926 3.98517 5.985912 534.003 622.384 934.85 0 0 0 0
25 13 Land to the rear of Terra, The Dicker, Lower Dicker15155.63 1.515563 n/a 100 0 0 15155.63 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 3.891578 6.078348 16.80986 589.7934 921.2122 2547.641 5.474505 9.13556 21.81996 829.696 1384.552 3306.953 0 0 0 0
26 22 Land at Thorncrest, Lewes Road, Uckfield 21238.84 2.123884 30 100 0 0 21238.84 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 4.012579 4.916822 6.781824 852.2254 1044.276 1440.381 4.747277 5.726873 7.855612 1008.267 1216.322 1668.441 0 0 0 0
27 14 Marigolds Farm, Nash Street, Lower Dicker126562.8 12.65628 n/a 100 0 0 126562.8 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 5.027785 6.503784 10.28157 6363.303 8231.368 13012.64 6.192555 7.874803 12.07392 7837.468 9966.567 15281.08 0 0 0 0
28 17 Land at Hesmonds Stud, East Hoathly 164641.9 16.46419 375 100 0 0 164641.9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 5.243745 7.240625 15.79639 2548.621 3351.04 6432.668 6.725147 10.42538 22.05916 3150.396 4501.179 8250.717 0 0 0 0
29 9 Holmes Hill Business Estate, Holmes Hill, Lower Dicker194387.5 19.43875 n/a 100 0 0 194387.5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 5.337251 5.780969 7.431082 10374.95 11237.48 14445.09 5.615738 6.234499 8.604257 10916.29 12119.09 16725.6 0 0 0 0
30 12 The Crofters and The Old Depot, Golden Cross, Lower Dicker11578.29 1.157829 n/a 100 0 0 11578.29 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 17.12377 22.87347 28.82063 1982.639 2648.356 3336.935 21.37163 26.05078 30.47096 2474.469 3016.234 3528.016 0 0 0 0
31 5 Land east of Coopers Green Road, Ringles Cross27154.76 2.715476 20 100 0 0 27154.76 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 19.39194 30.56145 51.40998 5265.836 8298.889 13960.26 28.20397 39.95501 59.10705 7658.722 10849.69 16050.38 0 0 0 0
32 11 Land at Nash Street Farm, A22, Lower Dicker13651.87 1.365187 n/a 100 0 0 13651.87 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 45.79449 48.13546 53.22981 6251.806 6571.392 7266.866 47.52003 49.69797 55.29695 6487.374 6784.703 7549.07 0 0 0 0
33 38 Ridgewood House, Lewes Road, Uckfield 54214.45 5.421445 9 100 0 0 54214.45 0 0 0 0 0 0 0 0 0 0 0.10666 0.10666 0 0 0.10666 0.10666 0 0 4.716534 8.846806 14.09744 2557.043 4796.247 7642.848 7.74591 11.55696 16.53563 4199.402 6265.544 8964.702 0 0 0 0
34 43 Land at Bird in Eye Farm site 200929.5 20.09295 190 99.95038 0.049623 0.022262 200829.8 99.70768 44.73034 0.040517 0.038526 0.022263 0.006901 81.41076 77.40973 44.73384 13.86685 0.040517 0.038526 0.028169 0.014589 81.41075 77.40972 56.60052 29.31344 0 0 0.304409 0 0 611.6471 0 0.001663 0.686105 0 3.342164 1378.587 0.033032 0.017424 66.37079 35.00964
35 20 Cysleys Farm, Eastbourne Road, Uckfield 166996.1 16.69961 145 99.34182 0.658182 0.247903 165897 1099.138 413.9882 0.293766 0.293766 0.247903 0.222778 490.5786 490.5786 413.9882 372.0309 0.317078 0.317078 0.260554 0.24149 435.1718 435.1718 435.1153 403.2791 1.358651 1.792652 3.640703 2268.895 2993.658 6079.832 1.713715 2.531781 5.239963 2861.838 4227.976 8750.535 1.146846 0.398018 1915.188 664.675
36 10 Land at Blackbarn Farm Business Estate, Holmes Hill, Lower Dicker167896.3 16.78963 n/a 96.24173 3.758271 3.256969 161586.3 6309.998 5468.331 3.758271 3.758271 3.256969 2.803168 6309.998 6309.998 5468.331 4706.415 3.977438 3.977438 3.394155 3.144816 5699.245 5699.245 5698.662 5280.029 4.486082 5.379037 8.103951 7531.966 9031.204 13606.24 4.997455 6.40336 9.656367 8390.542 10751.01 16212.68 0 0 0 0
37 26 Land at Horstedpond Farm, Lewes Road, Uckfield288003.1 28.80031 350 87.87639 12.12361 9.463818 253086.7 34916.37 27256.09 11.46162 11.46162 9.464016 8.488672 33009.81 33009.81 27256.66 24447.64 12.55906 12.55906 10.00045 8.927443 28804.16 28804.16 28801.6 25711.31 2.127262 2.770417 4.718086 6126.58 7978.888 13588.23 2.540479 3.428601 6.582242 7316.658 9874.478 18957.06 0 0 0 0
38 35 Deanland Wood Park, Deanland Road, Ripe88506.27 8.850627 105 86.0807 13.9193 6.90216 76186.82 12319.45 6108.845 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 8.927396 12.4174 20.00511 7901.305 10990.18 17705.78 11.41464 15.34511 23.82846 10102.67 13581.38 21089.68 0 0 0 0
39 27 Copwood Farm, Rocks Road, Uckfield 174493 17.4493 n/a 81.02112 18.97888 15.31108 141376.2 33116.81 26716.77 103.6814 103.6567 99.14614 96.88281 31442.08 31438.08 26715.8 24479.09 106.3418 106.3171 100.1629 98.02567 27820.35 27816.35 27810.2 25495.34 8.336906 11.58916 16.84734 5234.632 6170.912 9003.145 10.95418 13.53382 18.74769 5969.769 6977.633 10576.24 105.4318 3.031321 36190.21 491.6504
40 40 Land west of Culpepper Close, Station Road, Isfield5768.83 0.576883 10 79.19047 20.80954 2.74488 4568.364 1200.466 158.3474 20.80954 20.80954 2.74488 1.384955 1200.466 1200.466 158.3474 79.89563 20.80954 20.80954 7.871722 2.694285 467.0437 467.0437 454.1059 155.4286 0.052008 0.150987 2.538316 3.000261 8.710187 146.431 0.121366 0.616691 3.757258 7.001393 35.57585 216.7497 73.466 6.731943 4238.125 388.3541
41 3 Land at Mill House Farm, London Road, Maresfield102087.2 10.20872 60 71.6018 28.3982 20.81046 73096.26 28990.92 21244.82 28.3982 28.3982 20.81046 16.28644 28990.92 28990.92 21244.82 16626.36 33.63248 33.63248 22.79718 18.41938 23283.84 23283.84 23273 18803.82 1.982346 2.736075 5.003446 2023.721 2793.182 5107.877 2.583751 3.617951 6.3024 2637.679 3693.464 6433.942 0 0 0 0
42 21 Land off Old Eastbourne Road, Uckfield 84671.61 8.467161 30 64.91315 35.08685 32.18843 54963.01 29708.6 27254.46 34.79329 34.79329 32.18843 29.9941 29460.04 29460.04 27254.46 25396.48 35.4501 35.4501 33.01064 31.3984 27953.08 27953.08 27950.64 26585.53 6.316753 9.604899 16.99377 5348.496 8132.623 14388.89 8.305211 12.59614 20.55373 7032.156 10665.36 17403.17 38.71998 36.44794 32784.83 30861.05

Area of Site in Reservoir (mPercentage of Site in Each Flood Zone (%)Area of Site in Each Flood Zone (m Percentage of Site in Each Flood Zone (%) Area of Site in Each Flood Zone (m2) Percentage of Site in Each Flood Zone (%) Area of Site in Each Flood Zone (m2) Percentage of Site in RoFSW (%) Area of Site in RoFSW (m2) Percentage of Site in RoFSW (%) Area of Site in RoFSW (m2)Percentage of Site in Reservoir (%)
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1.0. Assessment   

 

Context  

 

1.1. This Assessment updates the findings at Appendix D to the original Sequential Test (“ST”) prepared 

by RPS in support of the Appeal Scheme, the content of which is included at CD1.36. 

 

1.2. Table 3 within CD1.36 identified four sites with a combined supply of 915 dwellings as being 

sequentially preferable in hydrological terms only compared to the Appeal Site. The four identified 

sites are as follows: 

 

- Harrison's, south of London Road, East Hoathly: 150 Dwellings  

- Land south of Maresfield, A22, Maresfield: 150 Dwellings  

- Land at Hesmonds Stud, East Hoathly: 375 Dwellings  

- Land at White House Farm, London Road, Uckfield: 240 Dwellings  

 

1.3. Table 4 within CD1.36 went on to conclude that these four identified sites aren’t deliverable. This 

conclusion was informed by an assessment of these sites undertaken by Woolf Bond Planning 

(Appendix D to CD1.36).  

 

1.4. Since that original assessment was undertaken, a new version of the NPPF was published in 

December 2024.  The Environment Agency also released updated flood risk mapping.  

 

1.5. This ‘Assessment Update of Sites at Lower Flood Risk’ has been prepared against the background 

of the changes to national planning policy, in particular paragraphs 174 and 175 of the NPPF, the 

updated Environment Agency flood risk mapping, and the PPG guidance on what is a reasonably 

available site1.  

 
1 Paragraph: 028 Reference ID: 7-028-20220825 
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1.6. Table 1 in the main ST Update prepared by RPS is an update of Table 3 of CD1.36.  It concludes 

that the same four sites are sequentially preferable in hydrological terms only.  

 

1.7. This ‘Assessment Update of Sites at Lower Flood Risk’ provides an updated analysis of other 

matters such as delivery timeframes and planning constraints to determine whether the four 

identified sites are truly sequentially preferable compared to the Appeal Site.  

 

Site Delivery  

 

1.8. Delivery times are calculated using statistics published in Litchfield’s Start to Finish Third Edition 

(2024). Time from validation to first completion is calculated using Figure 3.1 whilst completion of 

all remaining dwellings is calculated using Table 4.2 therein.  

 

1.9. Using Start to Finish has been found to be an acceptable approach to calculating, and sense 

checking, housing delivery rates on numerous occasions including the Land at Firstwood Lodge2, 

Land at Little Bushey Lane3, Land at Lady Grove4, and the Inspector’s Report on the Examination 

of the Mid Sussex Site Allocations Development Plan Document (2022)5.  

 
Site Assessments  
 

1.10. We have reviewed whether the availability of the 4 x sites listed at paragraph 1.2 above  has 

changed since the original ST at CD1.36 was prepared. Our analysis is set out below. 

 

Harrison's, south of London Road, East Hoathly: 150 Dwellings (SHELAA Ref: 985/1950) 

 

Live or Permitted Planning Application? – No 

Subject to Restrictive Planning Policy Constraints? – No  

 

The Council’s SHELAA assessment of this site anticipates the delivery of 75 dwellings within the 

1-5 year period, and a further 75 within the 6-10 year timeframe. No reasoning has been given to 

support the Council’s envisioned delivery timeframe.  

 

Applying the findings within Start to Finish, we calculate the following  delivery timeframe (if an 

application were validated today): 

- 9 years: 
o 6 years between validation and completion of 1st dwelling  
o 3 years to construct remaining 149 dwellings at a rate of 49dpa 

 
 

We agree with the Council’s overall delivery timeframe for this site (should an application be 

validated today) but question the delivery of the first 75 dwellings within the 1-5 year period.  

 
2 PINS Ref: APP/U2235/W/22/3305441 - Paragraph 129 (vi) (Decision Date: 10/03/2023) 
3 PINS Ref: APP/N1920/W/23/3314268 - Paragraph 89 (Decision Date: 19/06/2023) 
4 PINS Ref: APP/Q3115/W/21/3272377 - Footnote 3 to Paragraph 14 (Decision Date: 15/09/2021) 
5 PINS Ref: PINS/D3830/429/6 - Paragraph 51 (30/05/2022) 
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In addition, we are not aware of any evidence that a planning application is being prepared for this 

site. 

 

The site is not deliverable in the timeframe envisioned here (within the next 5 years). As such, it 

cannot be considered sequentially preferable on this basis.  

 

Land south of Maresfield, A22, Maresfield: 150 Dwellings (SHELAA Ref: 212/3120) 

Live or Permitted Planning Application? – No 

 

Subject to Restrictive Planning Policy Constraints?: 

- Partially within the Maresfield Conservation Area  

- Grade II listed Park Farmhouse, Barn to the West of Park Farmhouse and Oast House to the 

north west of Park Farmhouse abut the site’s northwestern boundary  

 

The Council’s assessment in the SHELAA of the site’s housing delivery potential indicates that it 

can facilitate 100 dwellings in the 1-5 year period, with a further 50 delivered in the 6-10 year period. 

No detailed analysis of how this delivery rate was calculated is included in the site assessment.  

 

If the findings within Start to Finish are applied, we calculate the following delivery timeframe (if an 

application were validated today): 

- 9 years: 

o 6 years between validation and completion of 1st dwelling  

o 3 years to construct remaining 149 dwellings at a rate of 49dpa 

 

Whilst our calculated overall delivery timeframe is akin to that of the Council, we question the 

Council’s assertion that this site is capable of delivering 100 dwellings in the 1-5 year period. In 

addition, we are not aware of any evidence that a planning application is being prepared for this 

site. 

 

The site is more heavily constrained by the historic environment than the application site and is not 

deliverable in the timeframe envisioned here (within the next 5 years). As such, it cannot be 

considered sequentially preferable on this basis.  

 

Land at Hesmonds Stud, East Hoathly: 375 Dwellings (SHELAA Ref: 773/1950) 

Live or Permitted Planning Application? – Yes: Application WD/2022/0341/MAJ was granted 

permission on the 18th October 2022 for 205 dwellings. Given the application was granted prior to 

the monitoring year, this housing is already be catered for in the Council’s latest housing land 

supply position statement6 and its delivery does not reduce housing needs in the area.   

 

It is clearly not  practical for this site to be re-planned to account for a further 190 dwellings. This 

is on the basis that some of the dwellings on this site are currently occupied.  

 
6 Wealden District Council Five Year Housing Land Supply Statement as 1st April 2023 

https://www.wealden.gov.uk/UploadedFiles/Five-Year-Housing-Land-Supply-Statement-April-2023-V3.pdf


  

4 | P a g e  
 

For these reasons it is not considered that this site is sequentially preferable to the Appeal 

Site.  

 

Land at White House Farm, London Road, Uckfield: 240 Dwellings (SHELAA Ref: 1007/1410) 

Live or Permitted Planning Application? – No 

Subject to Restrictive Planning Policy Constraints?: 

- Heavily constrained by TPO covered Ancient Woodland  

 

The Council’s anticipated delivery within the SHELAA expects to see 100 dwellings delivered within 

1-5 years with a further 140 following in the 6-10 year period. Again, no reasoning behind this 

delivery timeframe has been stated in the SHELAA.  

 

Using Start to Finish as a guide, we calculated the delivery timeframe (if an application were 

validated today) to be: 

- 10.9 years: 

o 6 years between validation and completion of 1st dwelling  

o 4.9 years to construct remaining 239 dwellings at a rate of 49dpa 

 

Other matters: 

- The title deed for this site confirms that that there is no promoter/option agreement in place 

indicating that there is no short term prospect of an application being brought forward on the 

land. Thus, the delivery timeframe indicated above is a best-case scenario.  

 

There is no evidence to suggest that this site is being actively promoted for development and is not 

deliverable in the timeframe envisioned here (within the next 5 years). As such, it cannot be 

considered sequentially preferable on this basis.  

 
Conclusion  

 
1.11. It is clear from the above analysis that the four sites identified as being hydrologically sequentially 

preferable to the Appeal Site (Table 1 of the RPS Sequential Test Update refer) are not sequentially 
preferable as they are not reasonably available in accordance with the definition of such in the PPG 
(Paragraph: 028 Reference ID: 7-028-20220825). 

 
1.12. The above also evidences that, since the publication of the original ST in July 2024 (CD1.36) there 

has been no progress on three of the four identified sites.  
 

1.13. As we conclude, there are no sequentially preferable sites that have been demonstrated to be 
reasonably available.  

 

Woolf Bond Planning Ltd 
WBP/7336 

JUNE2025 
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