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1. Introduction 

 

The selection of sites SA12 & SA13 as required and suitable for housing development is wrong.  

The rationale for this selection is flawed as there are many reasons why these sites are 

unsuitable and unsustainable and would cause significant harm to the local area. with a much 

better alternative available that would bring less harm and greater benefit to Mid Sussex.   The 

selection conflicts with the principles and requirements of the adopted District Plan, by law the 

primary factor in the planning decision making process,. This harm is in contrast with the much 

more suitable and available alternative - Site ID 503, Haywards Heath Golf Course - the 

development of which would bring much greater benefit to Mid Sussex.  

 

This submission explains through detailed evidence that:  

 

• The sites SA12 & 13 are unsuitable and unsustainable for development and there are sites 

available which are more suitable, most notably, Site ID 503, Haywards Heath Golf Course. 

• The sites have a proven significant ecological importance that would be destroyed if replaced 

by a housing estate. 

• Insurmountable traffic issues render these sites totally unsuitable for development. 

• There would be significant harm following the selection of sites SA12 & SA13 on the setting 

of the South Downs National Park. 

• There would be significant harm following the selection of sites SA12 & SA13 on coalescence 

and the strategic gap between Burgess Hill and the villages to the south. 

• There is no provision for the required infrastructure that might assist in making these sites 

sustainable. 

 

This evidence demonstrates that SA12 and SA13 should be removed from the list of selected sites, 

and the housing numbers required can be provided by the more suitable and sustainable alternative 

available 
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2. Proven evaluation as unsuitable, unsustainable location for development, with better 

options available 

 

MSDC have always previously assessed the fields to the South of Folders Lane as unsuitable for 

development.  While there is now a need for more sites to come forward, other proposed sites 

elsewhere in the District are more suitable, and greenfield Sites SA12 and SA13 should remain 

protected from urbanisation, as an important part of the Strategic Gap between Burgess Hill and the 

villages to the south. 

 

2.1 Local Plan 

It is useful to start by looking at the 2004 Local Plan, policies from which were saved into the District 

Plan. 

This plan was adopted following Inspection, and the Inspector’s conclusions regarding various 

potential housing sites that now make up Sites SA12 and SA13 (and which were all agreed by MSDC) 

are summarised below:  

 

OMS01 Land south of Folders 

Lane and Woodwards Close, 

Burgess Hill 

 

Development would compromise Strategic Gap.  

Sustainability of site is outweighed by adverse impact on 

character and appearance of the area.  

 

OMS02 Land south of Folders 

Lane, Burgess Hill 

Site forms part of open countryside on edge of town and is 

important lung of open space between Burgess Hill and 

Ditchling Common.  No overriding reason why site should 

be released 

OMS03  Land south of 

Folders Lane, east of 

Broadlands, Burgess Hill 

Site is part of open countryside and is detached from built 

up area.  Development would lead to serious and obvious 

erosion of Strategic Gap 

 

 

These conclusions remain valid, and the Inspector’s full remarks concerning OMS01 are particularly 

relevant:  

“I consider that the omission site lies in an important position in terms of the functions and purpose 

of this part of the Strategic Gap. Any significant diminution of the substantially undeveloped space 

between Hassocks and Burgess Hill in this location would, if perpetuated, lead to an incremental 

merging or coalescence of the settlements. I do not consider that a development on this site would 

be as inconspicuous or harmless as is alleged, having regard to the pattern and form of the nearby 

and adjacent development. I agree that the site has some attributes in terms of it being in a reasonably 
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sustainable location but these benefits are outweighed by the harm that the development of the site 

would cause in terms of the effects on the character and appearance of the area and the creeping 

coalescence of the built-up areas of Hassocks and Burgess Hill that would materialise.”1  

 

 

2.2 2007 Mid Sussex District Local Development Framework Small Scale Housing Allocations 

Development Plan Document 

Schedule C to the Inspector’s Report listed “Alternative Sites that are NOT suitable to be included in 

the DPD” which included ALT45 which corresponds with part of the current Site SA13. The Inspector 

concluded that even this limited area should not be allocated for housing stating: “it would be difficult 

to design, lay out and landscape the site without knowing whether further development would follow.  

That risks an unacceptably intrusive development in open countryside”2 

He went on to say: “To develop this site in addition would risk adding unacceptably to pressures on 

infrastructure including the local road network.”3 

These conclusions remain extremely relevant, with other developments having already been 

completed or allocated in the immediate surrounding area.  

 

  

2.3 2013 Assessment 

In the Burgess Hill Assessed Sites document, site 557 (part of SA13) was recorded as unsuitable. 

Reasons given included:  

• There is likely to be significant highways impacts on the local road network 

• Site location is 150m from the South Downs National Park boundary at its closest point.  

Notwithstanding this buffer, there would need to be a thorough investigation of the visual impact 

of potential development on this designated area 

• Until the impacts on the highways network and the National Park are properly understood and 

evidenced, this site is assumed to be unsuitable for development.4  

 

 

 

 
1 Mid Sussex Local Plan Inspector’s Report, Omission Site 1 Land South of Folders Lane, 
http://www.midsussex.gov.uk/media/ch5_-_housing.pdf Page 69 - 70 
2 2007 Mid Sussex District Local Development Framework Small Scale Housing Allocations Development Plan Document, 

Schedule C to the Inspector’s Report, para 1.213 
3 Ibid para 1.214 
4 2013 Burgess Hill Assessed Sites 557 (BH/D/21) Land south of Folders Lane and east of Keymer Road, Burgess Hill (Site H West) 

http://www.midsussex.gov.uk/media/ch5_-_housing.pdf
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2.4 2016 Assessment  

In the Burgess Hill Assessed Sites document, site 557 (part of SA13) was assessed again as unsuitable. 

Reasons given included:  

• Most of the site has low landscape suitability for development 

• The fields also have a time depth value as characteristic assarts5 with mature oaks. 

• There are potential significant transport impacts on the road network as a result of developing 

this site (in particular the east-west link issues in Burgess Hill).   

• Overall the site is considered unsuitable for development due to the unknown impact on the 

highway network. 6 

 

 

2.5 Conflict with Mid Sussex District Plan 

To select these sites for development would contravene policies DP12, DP13, DP36 and DP37 of the 

District Plan. Policies 37 (trees, woodland and hedgerows) and 38 (biodiversity) concern the ecology 

of the sites and are dealt with in Section 3. 

Policy DP6 At page 38 it is stated: “Some settlements (Burgess Hill, Hassocks, Hurstpierpoint, Ashurst 

Wood, Handcross, Pease Pottage, Scaynes Hill, Ansty, Staplefield, Slaugham and Warninglid) have 

already identified sufficient commitments / completions to meet their minimum housing requirement 

for the full plan period and will not be expected to identify further sites within their Neighbourhood 

Plans.” 

Policy DP12 concerns protection and enhancement of the countryside and states: “The primary 

objective of the District Plan with respect to the countryside is to secure its protection by minimising 

the amount of land taken for development and preventing development that does not need to be 

there.” 

This precious area of countryside to the south of Burgess Hill, explicitly identified for protection in the 

Burgess Hill Neighbourhood plan, does not need to be developed. There is sufficient already 

developed land available to accommodate the housing requirement – Haywards Heath Golf Club.  

Policy DP13 concerns coalescence and states: ”Provided it is not in conflict with Policy DP12: 

Protection and Enhancement of the Countryside, development will be permitted if it does not result 

in the coalescence of settlements which harms the separate identity and amenity of settlements, and 

would not have an unacceptably urbanising effect on the area between settlements.” 

 
5 The definition of an assart the dictionary is an area of land that has had trees and undergrowth removed and the ground 

broken up in preparation for cultivation. 
6 2016 Burgess Hill Assessed Sites 557 (BH/D/21) Land south of Folders Lane and east of Keymer Road, Burgess Hill  
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With the strategic allocation for 500 homes at Clayton Mills already eating in to the gap between 

Burgess Hill and the villages to the south, development at Site SA13 would lead to unacceptable 

coalescence (and is in any case in conflict with Policy DP12).  

 

2.6 Conflict with NPPF 

The NPPF is the overall UK planning law that governs local authorities, and it supports these District 

Plan policies.   

Para 17 of the NPPF states that planning decisions must “take account of the different roles and 

character of different areas, promoting the vitality of our main urban areas, protecting the Green Belts 

around them, recognising the intrinsic character and beauty of the countryside.” To select Sites SA12 

and SA13 for development would conflict with this. 

Para 109 of the NPPF refers to 'protecting and enhancing valued landscapes' and MSDC Case Officer 

Stuart Malcolm made a relevant point in 2018 when refusing an application in the area:  

“case law has suggested that land does not have to lie within a designated area to be 'valued' and 

that landscape value accrues separate to designated status and that such value is derived from some 

physical attributes”7  

The value of this site cannot be questioned – to develop it would be harmful and in contravention of 

the NPPF.  

The importance of the NPPF’s core principles and its valuing of the countryside was confirmed by 

then Housing Minister Brandon Lewis in his public letter to the Planning Inspectorate of 17 March 

2015 in which he stated:  

“I have become aware of several recent appeal cases in which harm to landscape character has been 

an important consideration in the appeal being dismissed.  

These cases are a reminder of one of the twelve core principles at paragraph 17 of the National 

Planning Policy Framework – that plans and decisions should take into account the different roles and 

character of different areas, and recognise the intrinsic character and beauty of the countryside – to 

ensure that development is suitable for the local context.”8 

 

2.7 Inaccuracy of assessment process 

It is difficult to see exactly how the assessments were carried out for the Draft Site Allocations DPD 

and how the sites were selected from these.  

 
7 DM/16/3959, February 2018, Delegated Report, p 9 
8 Letter Brandon Lewis MP, DCLG, to Simon Ridley, Chief Executive, Planning Inspectorate, 27 March 2015 
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Freedom of Information requests for minutes and other details of how the working group made its 

decision are yet to be fulfilled, and the assessment documentation available online gives cause for 

concern.  

For example, while Site 557 was put forward, site 573 was not. This could be because, despite the 

proposed entrances to the sites being opposite each other on Keymer Road, and therefore equidistant 

from all facilities, and in fact most of site 557 being further away than the whole of 573, 2 out of 3 

walking distances were assessed by MSDC rather differently. Putting together the information from 

the two site proformas clearly illustrates this error:  

Composite illustration showing comparative site locations: 

  

 

Composite illustration showing comparative walking distances: 

 

 

If this is illustrative of the standard of assessment throughout the document, then any “ranking” of 

sites can and should be challenged.  
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It would also appear that previous assessment work carried out with the developers of another, 

arguably much more suitable site, has been ignored – we refer to Haywards Heath Golf Club and the 

letter sent by developer Fairfax Homes to councillors on 3 October 2019 (see Appendix A). 

 

2.8 COMPARISON WITH HH GOLF CLUB 

As mentioned in section 2.7 above, Sites SA12 and SA13 are not the most suitable, sustainable or 

deliverable options available to Mid Sussex District Council. It is difficult to see why they have been 

selected in preference to Haywards Heath Golf Club, Site ID 503. 

 

If you put sites 557 and 738 together to create SA13, it is possible to make a direct comparison 

between the 3 sites, using the information given in the Site Selection Proformas. For clarity if the 

“score” in a category is the same the boxes are yellow, with “winners” green and “losers” red.   

   

Category Golf Club ID 503 SA13 SA12 

AONB N/A N/A N/A 

Flood Risk None None None 

Ancient Woodland Partial None None 

SSSI/SNCI/LNR Mitigation None None 

Listed buildings None Yes None 

Conservation area None None None 

Archeology Moderate Moderate Moderate 

Landscape Medium Medium Medium 

Trees / TPO None Low / Medium Low / Medium 

HIGHWAYS NO RESULT NO RESULT NO RESULT 

Local road access Moderate Moderate Moderate 

Deliverability Developable Developable Developable 

Infrastructure Potential to improve Capacity Capacity 

Education Onsite < 10 mins 10 – 15 mins 

Health Onsite 10 – 15 mins > 20 mins 

Services < 10 mins 10 – 15 mins > 20 mins 

Public Transport Poor Good Good 

  

Not only is the Golf Club (ID 503) the “winner” in more categories, but the critical “highways” category 

is left blank – when even SYSTRA with their flawed study suggest that the impact of developing Sites 

SA12 and SA13 will be severe. 

 

Developing the man-made Haywards Heath Golf Club site ID 503 will also bring much greater and 

long-term benefits for Mid Sussex than destroying the valuable biodiversity of the historic field system 

south of Folders Lane. 
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In the words of MSDC’s own assessment of the golf club: 

 

“The site offers an opportunity to deliver sustainable growth at scale, potentially incorporating new 

services and facilities such as a new local centre, new school and additional healthcare facilities. Traffic 

and air quality modelling indicates that the site is unlikely to cause adverse effects on the road 

network… The SA finds that major positive effects are anticipated in relation to the social and 

economic SA objectives.”9  [1] 

 

The most positive thing to be said about Sites SA12 and SA13 on the other hand, is that there would 

be “an opportunity for development of the site to contribute towards improvements to the bus and 

rail interchange at Burgess Hill.”10 

 

There is no comparison. Sites SA12 and SA13 should be removed from the allocations and replaced 

with Haywards Heath Golf Club, Site ID 503. 

 

  

 
9 Site Selection Paper 3: Housing – Appendix B: Housing Site Proformas 
10 Ibid. 

https://www.midsussex.gov.uk/media/4432/site-selection-paper-3-appendix-b-housing.pdf
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Appendix A 
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3. Ecological & environmental importance of sites SA12 & SA13 

 

3.1  Background 

Site SA13 forms the last remaining part of a historic field system, bounded by ancient hedgerows and 

directly adjacent to the South Downs National Park. Untouched by modern farming methods, it has 

become an incredibly bio-diverse area containing many important species that must be protected 

from future development. 

 

The report provided by the Sussex Biodiversity Records Centre for this submission is unequivocal. It 

clearly demonstrates that Site SA13 is of great ecological importance. It is most unlikely that there is 

anywhere within miles, or possibly even within Sussex, where such an ancient field pattern containing 

such important flora and fauna currently exist in peaceful harmony.   

 

The site itself is also environmentally unsuited to development as it is relatively low lying and the 

heavy clay weald leaves many parts of it prone to flooding. 

 

This section provides comprehensive expert evidence that any benefits from the addition to the 

housing supply in Mid Sussex are far outweighed by the environmental and ecological damage 

caused by development. To select this site for development is in direct contravention of planning law 

including the NPPF.  

 

 

3.2 Overview of site 

 

Site SA13 contains an ancient established field pattern with hedgerows that contain many large 

mature trees.  The site is directly adjacent to and clearly visible from the nearby South Downs National 

Park.  A stream, which is one of the sources of the River Adur, runs through the site, firstly from south 

to north near the western boundary and then across the centre of the site from west to east through 

a low lying meadow which floods frequently. 

The fields that make up Site SA13 form a small area of rare Sussex pasture that has not been ploughed 

or subjected to selective herbicides for a very long time. It is therefore likely to harbour rare plant 

species including wild orchids and it forms the habitat for a large variety of wild animals, reptiles and 

birds. 

 This site is protected by law. Not only is it within Mid Sussex’s own Countryside Area of Development 

Restraint, it contains vegetation with legal protection, as evidenced by the Enforcement action taken 

by MSDC against Thakeham Homes for illegal damage to hedgerows in 2015, and Thakeham Homes 

subsequent loss of their Appeal case.   

 In addition, the rich and varied wildlife it contains is also protected, both by UK and International Law. 

While it is accepted that when protected species of animals and plants are found within a site that is 
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wanted for development, it may sometimes be possible to deal with this either by an approved 

method of relocation or by adapting the plans to ensure the protected species can live in harmony 

with the new development.  In other cases, however, this is not possible and this is especially the case 

where the site is effectively surrounded by existing development and there is no natural escape route 

for wildlife. This applies to Site SA13 – the only way to comply with the law and protect the wildlife is 

designate this site unsuitable for development.  

 As well as its exceptional biodiversity, the site is crossed by a stream that is the source of important 

local river, The Adur – see plan below. The stream runs through the lower meadow at the southern 

end of the site, which is boggy from autumn to late spring, and floods after any heavy rainfall.  

 

 

 

The soil in this part of Sussex is heavy clay and this together with the boggy landscape offer a home 

to a different variety of plants and animal life from that of the adjacent chalk Downs.  

 This wet landscape is unsuitable for building, or for the “play area” that is proposed for the dampest 

central and lowest lying part of the site. What would happen to the water run-off from so many 

houses, patios, drives and roads? What effect would this have on existing properties, as well as the 

new build properties and land? 

 In addition, because of the artesian effect of the Downs it is almost certain that there are underground 

streams in these fields that could be affected by building foundations (British Geological Survey – 

Wells and Springs of Sussex).  This potential problem has not been investigated. 
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3.3   Protected Wildlife 

 

There is indisputable evidence that many protected and highly valued species inhabit Site SA13 either 

throughout the year or during their particular migratory season.  It is known that some private 

ecological surveys have been made on this land over the last 20 years.  Whilst the detailed results of 

these have not been made publicly available, conversations with those carrying out the surveys as 

well as people living directly adjacent to the site have confirmed that the protected species listed 

below have been found to inhabit the area. 

 However, of much greater importance (and providing much more ‘weight’ to this submission) is the 

list of species detailed below and verified by the Sussex Biodiversity Records Centre as being found 

within the Site.  SOFLAG is very grateful to the Sussex Biodiversity Records Centre for providing their 

report on Site SA13 (Report No. SxBRC/19/633) from which the following information has been taken.  

It should also be noted that the non-inclusion of any species does not actually mean they are not 

present in the site.  For example, it is known that there are adders present within the site but these 

have yet to be recorded formally. 

Every one of the following species has been shown to be present at Site SA13 by the Sussex 

Biodiversity Records Centre.  Each of the species listed is either protected under International or 

National legislation as described.   

Those protected by international legislation are shown in bold type.  The remaining legislation is UK 

law. 

 

Species    Legal Protection 

Bats 

• Chiroptera   Hab Dir A2 NP, Hab Dir A4, Hab Reg Sch2,WCA Sch5 s9.4b, 

s9.4c/s9.5a, 

NERC S41  

• Serotine   Hab Dir A4, Hab Reg Sch2, WCA Sch5 s9.4b,s9.4c/s9.5a 

• Myotis    Hab Dir A2 NP, Hab Dir A4, Hab Reg Sch2, WCA Sch5 s9.4b/s9.4c/s9.5a, 

NERC S41 

• Noctule    Hab Dir A4, Hab Reg Sch2, WCA Sch5 s9.4b/s9.4c/s9.5a, NERC 

S41 

• Common Pipistrelle  Hab Dir A4, Hab Reg Sch2, WCA Sch5 s9.4b,s9.4c/s9.5a, NERC S41 

• Soprano Pipistrelle  Hab Dir A4, Hab Reg Sch2, WCA Sch5, s9.4b,s9.4c/s9.5a, NERC S41 

• Brown Long Eared  Hab Dir A4, Hab Reg Sch2, WCA Sch5 s9.4b, s9.4c/s9.5a, NERC S41 

 

Amphibians 

• Common Toads   WCA Sch5 s9.5a, NERC S41, UK BAP Priority  

• Palmate Newts   WCA Sch5 s9.5a 
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• Smooth Newts   WCA Sch5 s9.5a 

• Common Frogs   WCA Sch5 s9.5a 

• Great Crested Newts  Hab Dir A2 NP, Hab Dir A4, Hab Reg Sch2, WCA Sch5 

s9.4b/s0.4c/s9.5a, 

NERC S41, UK BAP Priority 

 

Butterflies & Moths 

• Brown Hairstreaks  WCA Sch5 s9.5a, NERC S41, UK BAP 

Priority, RedList GB post2001 VU 

• Large Clothes   Sussex Rare 

 

Mammals 

• West European Hedgehogs NERC S41, UK BAP Priority UK, RedList GB post2001 VU 

• Hazel Dormice   Hab Dir A4, Hab Reg Sch2, WCA Sch5, s9.4b/s9.4c/s9.5a/,NERC 

s41 

 

Reptiles 

• Slow Worms   WCA Sch5 s9.1/s9.1 kill, s9.5a, NERC s41 

• Grass Snakes   WCA Sch5 s9.1/s9.1 kill, s9.5a, NERC s41 

• Common Lizards  WCA Sch5 s9.1/s9.1 kill, s9.5a, NERC s41 

 

 

Birds 

• Litte Egret   Birds Dir A1 

• Bittern    Birds Dir A1, WCA Sch1 Pt1, NERC S41 

• Honey-Buzzard   Birds Dir A1, WCA Sch1 Pt1 

• Red Kite   Birds Dir A1, WCA Sch1 Pt1 

• Osprey    Birds Dir A1, WCA Sch1 Pt1 

• Merlin Falcon   Birds Dir A1, WCA Sch1 Pt1 

• Peregrine Falcon  Birds Dir A1, WCA Sch1 Pt1 

• Lapwing   NERC S41 

• Green Sandpiper  WCA Sch1 Pt1 

• Herring Gull   NERC S41 

• Turtle Dove   NERC S41 

• Cuckoo    NERC s41 

• Barn Owl   WCA Sch1 Pt1 

• Kingfisher   Birds Dir A1, WCA Sch1 Pt1 

• Lesser Spotted Woodpecker NERC S41 

• Grasshopper Warbler  NERC S41 

• Skylark    NERC S41 
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• Dunnock   NERC S41 

• Black Redstart   WCA Sch1 Pt 

• Ring Ouzel   NERC S41 

• Fieldfare   WCA Sch1 Pt 

• Song Thrush   NERC S41 

• Redwing   WCA Sch1 Pt 

• Willow Tit   NERC S41 

• Marsh Tit   NERC S41 

• Starling    NERC S41 

• House Sparrow   NERC S41 

• Tree Sparrow   NERC S41 

• Lesser Redpoll   NERC S41 

• Linnet    NERC S41 

• Common Crossbill  WCA Sch1 Pt 

• Bullfinch   NERC S41 

• Hawfinch   NERC S41 

• Yellowhammer   NERC S41 

• Reed Bunting   NERC S41 

• Corn Bunting   NERC S41 

 

 

In addition to the above listed birds that are internationally or nationally protected there are many 

other species, known to inhabit the site that are designated with a “notable status” including “Bird 

Red”, “Bird Amber”, “Notable Bird” and/or UK BAP Priority. These include: 

 

• Mute Swan 

• Greylag Goose 

• Mallard 

• Pintail 

• Tufted Duck 

• Little Grebe 

• Tawny Owl 

• Swift 

• Green Woodpecker 

• Willow Warbler 

• Swallow 

• House Martin 

• Meadow Pipit 

• Grey Wagtail 

 

• Kestrel 

• Common Sandpiper 

• Snipe 

• Woodcock 

• Turnstone 

• Common Gull 

• Lesser Black-backed Gull 

• Black Headed Gull 

• Stock Dove 

• Nightingale 

• Redstart 

• Mistle Thrush 

• Whitethroat 
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Finally, even though they are not technically classed as protected, there are several other species of 

birds that have been recently recorded by the Sussex Biodiversity Records Centre as being found on 

the site and these include: 

• Black-cheeked lovebird 

• Canada Goose 

• Goosander 

• Mandarin Duck 

• Grey Heron 

• Pheasant 

• Collared Dove 

• Little Owl 

• Great Spotted Woodpecker 

• Sedge Warbler 

• Reed Warbler 

• White/Pied Wagtail 

• Pied Wagtail 

• Waxwing 

• Sparrowhawk 

• Buzzard 

• Moorhen 

• Water Rail 

• Coot 

• Feral Pigeon 

• Wood Pigeon 

• Wren 

• Robin 

• Stonechat 

• Blackbird 

• Blackcap 

• Garden Warbler 

• Lesser Whitethroat 

• Goldcrest 

• Long-tailed Tit 

• Blue Tit 

• Great Tit 

• Coal Tit 

• Nuthatch  

• Tree Creeper 

• Jay 

• Magpie 

• Jackdaw 

• Rook 

• Carrion Crow 

• Greenfinch 

• Siskin 

• Chaffinch 

• Goldfinch 

 

 

To destroy this precious habitat that is home to more than 100 different species of birds when there 

are other more suitable sites for development available in the district would be an ecological 

disaster. 

 

As well as the above listed protected species the fields are also home to a diverse variety of wildlife 

which enhance its value as an ecological sanctuary.  The species include: 

• Foxes 

• Deer 

• Squirrels 

• Rabbits 

• Voles 

• A wide variety of butterflies & moths 
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3.4 Historic Field System 

The site currently consists of an ancient field system that has remained unchanged for at least 150 

years as demonstrated in the three images shown below:  

Map published1879 from survey taken in 1873 

 

 

 

Aerial photograph taken in 1952 

 

 

 

Recent Google Earth image 

 

 

 This will be lost forever if the development is allowed to go ahead.   



 
South of Folders Lane Action Group 18 

 

3.5   Trees and Vegetation 

 

The Sussex Biodiversity Records Centre has confirmed that the following list of plants that are all on 

the International Union for the Conservation of Nature Red List have been found in the field system 

making up Site SA13. 

 

• Quaking Grass 

• Box 

• Bell Heather 

• Dwarf Sponge 

• Wild Strawberry 

• Dyer’s Greenweed 

• Marsh Pennywort 

• Lesser Spearwort 

• Creeping Willow 

• Devil’s-bit Scabious 

• Strawberry Clover 

 

 

There is no possibility of retaining these plants in their natural environment if the fields are turned 

into a housing estate. 

 

In addition, there are many very old and healthy trees in the hedgerows around and within the site.   

Several of these have already been cut down by one of the potential developers. All of these trees are 

visible from the South Downs National Park and go a long way towards protecting and enhancing the 

views from the ridge between the Jack and Jill Windmills and Ditchling Beacon. There is no question 

that if development were allowed in the fields these trees would be threatened. 

 

3.6  Ecological importance - conclusion 

 This section has outlined a number of individual factors that each preclude Sites SA12 & SA13 from 

ever being selected as suitable for development. The cumulative effect of all of these put together 

present an overwhelming case that this site is unsuitable for development from an ecological and 

environmental point of view.  

 It is not necessary to lose this natural resource.  The man-made Haywards Heath Golf Club (Site ID 

503) would provide enough houses to meet the required housing number. It would also meet some 

of the next round of required allocations.  It is being actively promoted by its owners and is available 

to be developed by the end of this consultation process.  

 To allow development on sites SA12 & SA13 would contravene planning legislation and 

environmental protection laws, and cause a devastating and irreversible loss of habitat.  

This area of countryside should be made a conservation area to protect the ecological balance of this 

precious Sussex landscape, leaving the site undisturbed and as it has been for centuries. 

Sites SA12 & SA13 should be removed from the list of sites selected for future development. 
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4.  Insurmountable traffic issues make sites SA12 & SA13 unsustainable and harmful 

 

4.1   Introduction 

Sites SA12 and SA13 are unsuitable for inclusion in the Draft Site Allocations DPD as to develop them 

would lead to further and unacceptable traffic gridlock in the Folders Lane and Keymer Road area. 

This in turn will cause dangerous (and possibly unlawful) increases in pollution and have a serious 

affect on the amenity of existing and proposed residents of this area and beyond.  There would also 

be a significant economic loss caused by the increased traffic congestion.  

This means that these sites are unsustainable under the terms of the NPPF and should be removed 

from the list of sites proposed as suitable for development. 

The SYSTRA traffic study commissioned by MSDC and being used to justify the sites’ inclusion 

contains significant errors, ignores the junction that is of greatest relevance and importance to these 

sites and makes totally unsustainable assumptions.  The study is, unquestionably, seriously flawed. 

Unfortunately, in the limited time allowed for this consultation by MSDC, it has not been possible to 

produce SOFLAG’s own independent traffic assessment to counter the self-serving report from 

SYSTRA.  However it is our intention to have such a report prepared if necessary for the second round 

of consultation and the Government Inspector’s review.  We believe this report will fully rebut the 

unbelievable conclusions in the SYSTRA report that the “severe” problems at Hoadleys Roundabout 

will be solved by removing the roundabout and replacing it with a set of traffic lights. 

 

4.2   A known history of traffic problems 

The South-Eastern side of Burgess Hill has a history of traffic congestion which was highlighted by 

the Atkins Study commissioned by MSDC as far back as 2005. The area is constrained by narrow single 

carriageway roads and the railway only having 2 crossing points in Burgess Hill, both of which are 

currently very heavily congested.  The next crossing of the railway to the south is at Stonepound, over 

three miles away, and the congestion and pollution there is well recorded.  The next crossing to the 

north, over a mile away at Rocky Lane, simply does not assist in the flow of traffic from east to west 

or vice versa.  

Through-traffic in Mid Sussex into, from and crossing Burgess Hill is encouraged to use the A23.  

Indeed, the SYSTRA study appears to suggest that improvements to the A23 / A2300 junctions will 

take traffic out of South-East Burgess Hill.  This is simply not true.  The vast majority of vehicles using 

Folders Lane / Keymer Road / Hoadleys Corner during the morning and evening peaks are journeying 

to or from the immediate locality and would never divert via the A23.  Most of these would have to 

use Folders Lane / Keymer Road or Hoadleys Corner to even get to the A23. 
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4.3 MSDC planning documents confirm unsuitability due to known traffic issues 

2004 Local Plan 

The 2004 Mid Sussex Local Plan outlined the problems in this part of Burgess Hill: 

“While access on the west side of the town has benefited from the new development, east-west 

movements across the town are hampered by the railway and the limited number of crossing points. A 

number of roads in the area lying to the east of the railway have restricted capacity and suffer from 

serious congestion at peak periods. There are no simple solutions to these problems..”11 

Since 2004 hundreds of houses have been added to this area, these problems are already much 

worse, and beyond the mitigation abilities of traffic signals.  

 

2005 Atkins Study 

This MSDC commissioned study looked at long term housing development possibilities for Mid 

Sussex, and included a comprehensive Burgess Hill Feasibility Study. This Burgess Hill study included 

a Transport Analysis (“Volume 2”) that is unfortunately not available to view online.  SOFLAG have 

requested access through FOI.  

The conclusions of the study are, however, clear.  Development to the south of Folders Lane was 

thought to be a viable option, but ONLY if a new relief road across Batchelors Farm (referred to as 

the “eastern spine road”) was constructed. This would provide an additional crossing point for the 

railway and relieve congestions in the town.  

“A proposed eastern spine road, would be required to serve the sites and help to improve overall 

accessibility to the east of Burgess Hill.”  “…a new Spine Road to the east of Burgess Hill to 

relieve traffic congestion in the town centre.”12 

It is very clear that 15 years ago, traffic in Burgess Hill was so bad that adding hundreds more dwellings 

south of Folders Lane would only be feasible with a new spine road. No such road has been planned 

and over 1000 houses have already been constructed without it. As a result the South-East part of the 

town is frequently gridlocked.   

 

 

4.4 2007 – 2016 Site SA13 repeatedly assessed as “Unsuitable for Development” 

Since the Atkins Study, MSDC has on 3 separate occasions cited ‘traffic’ as a reason to assess the fields 

south of Folders Lane as ‘unsuitable for development’, and since each of the assessments more houses 

have been built within a few hundred metres of the site increasing vehicle movements on these 

already congested roads.  

 
11 Mid Sussex Local Plan, May 2004, para 11.14, page 176 
12 Feasibility study for development options at Burgess Hill, Atkins, Sept 2005 p49 
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The following evidence is taken from MSDC’s own housing documents, and uses MSDC’s own data 

(from the 2019 SYSTRA study) of 1.22 vehicle trips per day per dwelling: 

Summary of data:  

Since the site south of Folders Lane was assessed as unsuitable by MSDC in 2007: 

670 houses have been built and occupied = 817 vehicle movements per day = 298,000 per year 

Add the 730 currently under construction, plus potential 500 at Clayton Mills: 

 

TOTAL 2217 extra houses = 2704 daily / 987,000 annual vehicle movements 

SITE SA12 / SA13 (343 houses) = additional 418 daily, 152,737 annual vehicle movements 

 

Details: 

2007: Small Scale Housing Allocations Development Plan Document 

Schedule C to the Inspector’s Report - Alternative Sites that are NOT suitable to be included in the 

DPD 

Site then known as ALT45 Land South of Folders Lane: 

“To develop this site in addition would risk adding unacceptably to pressures on infrastructure 

including the local road network” (page 30, para 1.214)  

2007 – 2012:  173 occupied houses added to Folders Lane / Keymer Road area = 211 vehicle trips per 

day 

 

2013: Housing Land Supply Burgess Hill Assessed Sites 2013 

Site 557 (BH/D/21) Land south of Folders Lane and east of Keymer Road, Burgess Hill (Site H, west) 

“There are potential significant transport impacts on the road network as a result of developing 

this site (in particular the east-west link issues in Burgess Hill).  It is currently assumed that this 

will severely limit the ability of this site to be delivered unless detailed transport assessment 

evidence suggests otherwise” 

2013 – 2015: 101 occupied houses added to Folders Lane / Keymer Road area = 123 vehicle trips per 

day 

 

2016: Housing Land Supply Burgess Hill Assessed Sites 2016 

557 Land south of Folders Lane and east of Keymer Road, Burgess Hill (excluding site 738) 

“There are potential significant transport impacts on the road network as a result of developing 

this site (in particular the east-west link issues in Burgess Hill).  It is currently assumed that this 
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will severely limit the ability of this site to be delivered unless detailed transport assessment 

evidence suggests otherwise” 

2016 – 2019: 396 occupied houses added to Folders Lane / Keymer Road area = 483 vehicle trips per 

day 

 

 

4.5  Traffic Today 

The position in November 2019, before the completion and full occupation of the Kingsway, Keymer 

Tiles and Folders Grove developments, is that the Folders Lane / Keymer Road junction is gridlocked 

every morning and evening peak, causing dangerous pollution levels on pavements used by children 

walking to Birchwood Grove Primary School and Burgess Hill Girls.  There are currently no safe 

crossing points on these roads for the pedestrians (residents and children) who use these roads on a 

daily basis.  Unquestionably, crossing points should be provided.  However, it has to be accepted that 

the provision of these crossings would add to the traffic problem.  The traffic causes delays to local 

residents and costs businesses money. It is therefore surprising that the recent SYSTRA study did not 

consider this junction worth modelling – though SYSTRA did acknowledge severe congestion at 

Hoadleys Corner, which is fed by traffic from Folders Lane / Keymer Road.  

Appendix B contains photographs and Appendix C Google Traffic evidence from October 2019, 

proving that these roads cannot cope now.  No amount of mitigation from traffic lights will prevent 

the situation from worsening when the houses currently under construction are occupied, let alone if 

another 343 are permitted on Sites SA12 and SA13.  

 

 

4.6  Traffic Studies / Mitigation 

Previous studies have always considered the Folders Lane / Keymer Road junction, which will be 

severely impacted should Sites SA12 and SA13 be selected for development.  

 

2005 – Atkins Study 

As detailed earlier in this report, the 2005 Atkins Study suggested that significant development south 

of Folders Lane could not go ahead without the creation of a southern relief road to relieve 

congestion. 

It is now being suggested that another 343 houses can be added to the 2000 already completed or 

planned since the Atkins study without any such road.  
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2012/2013 – Mid Sussex Transport Study (Amey) 

In 2012, Folders Lane was considered important enough to be one of 5 roadside interview locations 

around Burgess Hill, together with automatic traffic counting and journey time surveys. 

The Folders Lane / Keymer Road junction was deemed to require “primary remedial” mitigation based 

on the development planned at this time, which was a much lower number of houses – and therefore 

vehicle movements – than is now being proposed.  

Ratio of flow to capacity (RFC) at this junction was listed as one of the “worst performing links” and 

predicted to be over 100% based on significantly less development than is now being proposed: 

“Travel demand associated with the Mid Sussex Development Case (2) (the most realistic mitigation 

scenario) will have a detrimental impact upon highway network performance at a few critical 

locations… B2113 Folders Lane / Keymer Road junction, Burgess Hill”13. 

It remains a mystery why this junction is not even mentioned in the 2019 SYSTRA report. 

Hoadleys Corner, which is mentioned by SYSTRA, was also felt to be a significant problem in 2012/13 

with serious problems with traffic trying to get through Burgess Hill from the direction of proposed 

sites SA12 and SA13: 

“B2113 RFC will exceed 100% westbound, between Junction Road and London Road in Burgess Hill, 

in all situations, except DC3… Intervention schemes in DC3 will mitigate this problem, by extending 

A273 Jane Murray Way between Keymer Road and London Road, thereby providing an alternative 

route to B2113 Station Road;14” 

In other words, the southern relief road is the only way to solve this, based on the lower number of 

houses being proposed in 2012. This junction simply cannot take an additional 343 houses.  

(Mid Sussex Transport Study, MSTS Stage 1 Final Report, Document reference: CO03022422FR03, 

December 2012) 

 

2017 MSDC7 Constraints & Capacity Summary Paper 

Submitted as part of the District Plan Examination, this paper also touched on the significant problems 

with increasing the housing allocation at Burgess Hill:  

Looking at the problems with any addition of extra housing numbers (which is what is now being 

proposed by this 2019 Site Selection DPD), MSDC stated:  

“further development over the plan period is likely to add further complexity to a challenging situation 

and if further sites are developed, there are concerns that a solution to east/ west linkages across the 

town will need to be found…  

 
13 Mid Sussex Transport Study, MSTS Stage 1 Final Report, p65 
14 Mid Sussex Transport Study, MSTS Stage 1 Final Report, p56-57 
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.…. based on the likely ‘2 tick’ undeliverable/undevelopable sites that would be required to meet 

various provision levels, shows that an additional 10 sites totalling 596 units would be required that 

have significant site-specific or area-based transport constraints, to meet a raised provision level of 

850dpa. There is also a challenge for these smaller schemes to viably deliver mitigation in the context 

of a congested overall network. “15 

 

 

SYSTRA Study / Mitigation 

It is hard to understand how the mitigation proposed by the SYSTRA study for Hoadleys Corner, and 

discussed in all previous studies for the Folders Lane / Keymer Road Junction (which the SYSTRA study 

views as no longer a relevant junction), will solve the “severe” congestion SYSTRA describe.  

The proposed mitigation is to change a roundabout to traffic signals. This contradicts the evidence of 

many academic studies across the world demonstrating that roundabouts consistently outperform 

traffic signals at multi-arm junctions in terms of both pollution control and travel times.  

Examples include:  

“at a roundabout replacing a signalised junction, CO emissions decreased by 29%, NOx emissions by 

21% and fuel consumption by 28%.”16 

“… replacing the traffic signal with the roundabout has produced a significant improvement in terms 

of traffic operational performance (20% reduction of total travel time)… The main finding of the study 

is that the roundabout generally outperformed the fixed-time traffic signal in terms of vehicle 

emissions”17 

As these examples show, much of the research has been done on the benefits of replacing signal 

controlled junctions with roundabouts, so it is concerning to see MSDC apparently moving in the 

opposite direction, thereby risking significant increases in delays and harmful pollution. 

  

 
15 MSDC 7 Constraints and Capacity – Summary Paper, Submitted to the Mid Sussex Examination, 27 January 2017, p27 
16 Transportation Research Part D: Transport & Environment, vol 7, issue 1, Jan 2002 
17 Evaluation of air pollution impacts of a signal control to roundabout conversion using microsimulation, Transportation 
Research Procedia 3, 2014, (conclusion p 1039) 
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Appendix B 

Traffic on Folders Lane / Keymer Road, morning peak 

Photographs of traffic 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

6/11/2019 

Keymer Road 

looking south 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

01/10/2019 

Folders Lane 

looking east 



 
South of Folders Lane Action Group 26 
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Keymer Road 

looking north 
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Keymer Road 

looking south 
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Appendix C: Daily morning congestion – more days available on request.  
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5.  Harmful effect of selection of sites SA12 & SA13 on the setting of the South Downs 

National Park 

 

5.1 Introduction 

 

Sites SA12 & SA13 form the last remaining part of a historic field system, bounded by ancient 

hedgerows and are adjacent to the South Downs National Park. Untouched by modern farming 

methods, they have become an incredibly bio-diverse area containing many important species that 

must be protected from future development. 

 

The report (SxBRC/19/633) provided by the Sussex Biodiversity Records Centre for this submission is 

unequivocal. It clearly demonstrates that Site SA13 is of great ecological importance. 

 

The sites are clearly visible from the ridge and public footpath between the Jack & Jill Windmills and 

Ditchling Beacon and if permitted, two large housing estates would be clearly in view and have a 

detrimental effect compared to the current field system. 

 

 

5.2  Evidence of potential harm to SDNP 

 

The detrimental effect the development of these two sites would have on the SDNP is best and most 

potently described by the SDNP itself. 

 

A planning application 19/0276 (now withdrawn), was made earlier this year for 43 houses to be built 

on Site SA12.  The SDNP submitted a strong representation (copied in full below) for refusal of that 

application. It is exactly the same proposal - 43 houses in the same field - that has now been put 

forward by MSDC as site SA12.   

 

Neighbouring Authority Consultation  

SDNP/19/03508/ADJAUT Roy Little 

07872 410433  

5th August 2019  

Proposal: Adjacent Authority Consultation - DM/19/0276 - Proposed erection of 43 dwellings 

and associated works. Amended plans and Transport Statement received 12th and 15th July 

2019. 

Address: Land rear of 96 Folders Lane , Burgess Hill , West Sussex  
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Thank you for your correspondence received 17 July 2019, consulting us as a neighbouring authority on 

the above noted development proposals.  

The National Park’s comments on the development are as follows:  

'The Environment Act 1995 sets out the two statutory purposes for National Parks in England and Wales: 

Conserve and enhance the natural beauty, wildlife and cultural heritage 

Promote opportunities for the understanding and enjoyment of the special qualities of National Parks by 

the Public which relevant authorities (which includes local authorities) must have regard to in exercising 

their functions. 

National Parks Authorities have the duty to: 

'Seek to foster the economic and social well being of local communities within the National Parks' in 

pursuit of the twin purposes above.  

Following is the formal consultation response of the South Downs National Park Authority (SDNPA) on 

the above application. 

The site for the proposed development for 43 units and associated infrastructure works would be 

approximately 350-400 metres from the southern and eastern boundaries of the South Downs National 

Park.  

Notwithstanding the allowed appeal for 73 dwellings and associated infrastructure under reference 

14/04492/FUL by Inquiry held on 14 and 15 March 2017, on land adjacent and to the west of this site 

and currently under construction, the proposed development under DM/19/0276 would extend well 

beyond the existing residential boundary of Folders Lane in Burgess Hill. The further expansion 

of residential development in this locality on open rural land outside the settlement boundary 

together with its associated infrastructure, would significantly reduce the landscape buffer up 

to the boundary of the National Park. In turn, such development is likely to detrimentally 

exacerbate the further urbanisation of this predominantly rural location, which is likely to be 

harmful to the special qualities and landscape character of the setting of the South Downs 

National Park.  

It is further considered that even with the combination of existing trees and planting, together 

with the proposed new landscaping would not mitigate for the loss and erosion of this valuable 

landscape buffer as an essential and effective soft-scape transition from the urban form to open 

rural countryside, in particular the South Downs National Park. Therefore, the proposed 

development would result in substantial urban built form impact, extending out from the built 

up area of Burgess Hill, on a valuable and essential open green countryside location, in an 

incongruous and unnatural way, on the fringe of the wider countryside setting, harmful to the 

setting of the South Downs National Park.  

Furthermore, the proposed housing development would bring with it the resultant and 

associated traffic movements that would not complement the tranquillity of the nearby 

National Park. In particular, the South Downs National Park Authority raise concerns about the 

potential for increased traffic in and through the village of Ditchling, and other parts of the 

National Park, that are likely to be generated from the proposed development, including its 

contribution to the cumulative increase in traffic movements and the subsequent detrimental  
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impact this could have on the peace and tranquillity on both the setting of and within the South 

Downs National Park. For the reasons given, the South Downs National Park Authority have 

serious concerns about the proposed development in this location.  

In addition, internal and external infrastructure lighting required in connection with this 

proposal, including domestic lighting from windows of the proposed dwellings, have the 

potential to have significant effects on the dark skies of the National Park. In May 2016 the 

South Downs National Park became the world's newest International Dark Sky Reserve(IDSR). 

Therefore the development should include a full appraisal of both internal and external lighting to 

consider what impact it may have on the dark skies of the nearby National Park and if it is appropriate, 

if/how it can be mitigated to meet the lighting standards of the Institute of Lighting Professionals (ILP) 

for this zone.  

As the landscape, with its special qualities, is the main element of the nearby South Downs 

National Park and its setting, attention is drawn to the South Downs Integrated Landscape 

Character Assessment (Updated 2011) as a key document as part of the overall assessment of 

the impact of the development proposal, both individually and cumulatively, on the landscape 

character of the setting of the South Downs National Park; this document can be found at: 

http://www.southdowns.gov.uk/about-us/integrated-landscape-character-assessment  

Taking into account the above in the determination of this application, the SDNPA would also 

draw attention of Mid Sussex District Council, as a relevant authority, to the Duty of Regard, as 

set out in the DEFRA guidance note at: 

http://archive.defra.gov.uk/rural/documents/protected/npaonb-duties-guide.pdf  

It may also be helpful to consider the development proposals in the context of National Park 

Circular 2010 for guidance on these issues 

at:https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/221086/pb

13387- vision-circular2010.pdf  

The SDNPA trust that the above comments are helpful to Mid Sussex District Council in the 

appraisal and determination of this planning application, in consideration of the setting and 

special qualities of the South Downs National Park.  

Yours faithfully  

TIM SLANEY  

Director of Planning 

South Downs National Park Authority  

 

 This representation could not be clearer.  The SDNP state unequivocally that development at Site 

SA12 would be harmful to the setting of the National Park and should be refused. 
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While the above representation refers to Site SA12, the comments made are unquestionably directly 

relevant to the nearby Site SA13, and arguably even more so.  This site, for 300 homes, is significantly 

nearer to the boundary of the National Park and is much more visible from it.  Its development would 

be even more harmful to the setting of the National Park than Site SA12. 

 

 

5.3  Protection of the National Park in MSDC planning policy 

The setting of the South Downs National Park is protected by the District Plan which states: 

“Development within land that contributes to the setting of the South Downs National Park will only be 

permitted where it does not detract from, or cause detriment to, the visual and special qualities 

(including dark skies), tranquility and essential characteristics of the National Park, and in particular 

should not adversely affect transitional open green spaces between the site and the boundary 

of the South Downs National Park, and the views, outlook and aspect, into and out of the 

National Park by virtue of its location, scale, form or design.” 

Development of Sites SA12 & SA13 would be harmful to the setting of the South Downs National 

Park in contravention of Policy DP19 of the MSDC District Plan.  These sites should be removed from 

the list of sites proposed as suitable for development. 

 

The Haywards Heath Golf Club Site, ID 503, has no such detrimental effect on the SDNP. 
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6.  Coalescence and harm to the strategic gap 

 

6.1 Introduction 

Sites SA12 & SA13 form one of the last remaining parts of a historic field system, bounded by ancient 

hedgerows, between Burgess Hill and the villages to the south.  Untouched by modern farming 

methods, they have become an incredibly bio-diverse area containing many important species that 

must be protected from future development. 

 

The sites form part of the strategic gap between Burgess Hill and those villages. This part of the gap 

along Keymer Road / Ockley Lane has become even more vulnerable and therefore more important 

following the strategic allocation of the 500 homes on the Clayton Mills site directly to the south 

which narrows the gap considerably at this point. 

 

6.2  Detrimental effect on the strategic gap 

 

The District Plan seeks to prevent coalescence and in Policy DP13 states that it will only permit 

development where “it does not result in the coalescence of settlements which harms the 

separate identity and amenity of settlements, and would not have an unacceptably urbanising 

effect on the area between settlements.” It is reasonable to conclude that the building of two 

housing estates, one with 300 homes, would have an urbanising effect.  It would certainly result in 

coalescence as the gap would be more than halved.  Development in these fields would be in 

contravention of Policy DP13 of the MSDC District Plan  

 

The strategic gaps identified in the District and Neighbourhood Plans form what is in effect Burgess 

Hill’s Green Belt. Protection of such land is identified in the NPPF under section 13, which states: 

“The Government attaches great importance to Green Belts. The fundamental aim of Green Belt policy 

is to prevent urban sprawl by keeping land permanently open; the essential characteristics of Green 

Belts are their openness and their permanence.” 18 

 

The NPPF states that the purposes of green belts include: 

• to prevent neighbouring towns merging into one another;  

• to assist in safeguarding the countryside from encroachment;19 

 

Selection of Sites SA12 and SA13 would be in conflict with this part of the NPPF.   

In contrast, selection of Haywards Heath Golf Course, Site ID 503, would not affect the strategic gap. 

 
18 National Planning Policy Framework, para 133 
19 Ibid. para 134 
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7.  Lack of provision of required infrastructure 

 

7.1 Introduction 

The infrastructure that caters for this area of South-East Burgess Hill (east of the railway and from the 

Kingsway estates to the south), is stretched to breaking point - in particular the schools and the 

doctor’s surgery.  In the last 12 years an additional 600 homes have been built and are now occupied.    

Alarmingly however, there are a further 800+ houses currently under construction in this area that 

have yet to be occupied with no definite plans in place to build any schools or surgeries.  In the 

proposals for Sites SA12 & SA13 there is no mention of the provision of either of these vital services.  

Any suggestion that these facilities could be added later should not be given any credence as history 

clearly indicated that such things never happen.  All the previous large sites proposed for 

development in Mid Sussex have always included the provision of surgeries and schools where these 

have been deemed necessary.  The records show that if they are not included in the proposals, none 

are added subsequently, and unfortunately there have been instances where they were not built. 

 

 

7.2 Schools 

Birchwood Grove is the nearest state primary school to sites SA12 and SA13.  This school has only 5 

vacancies within its six different year groups.  Given that it is likely the majority of the occupants of 

the 800 new homes currently being built in the area will want their young children to attend Birchwood 

Grove it is inconceivable that the school could accommodate them.  Children from the proposed sites 

SA12 and SA13 would have no chance.  It should also be pointed out that other than the private Girls 

School, there is no provision for secondary education on this side of Burgess Hill.   

 

Finally, it has to be pointed out that the proposed but discounted Haywards Heath Golf Club site 

would provide not only sufficient housing but also has included additional school places in its 

proposal.   

 

 

7.3 Doctors’ Surgeries 

The nearest surgery to sites SA12 and SA13 and indeed the only one in the immediate area is the 

Silverdale Practice in Silverdale Road Burgess Hill.  It has taken on 2,000 new patients in the last 7 

years. The flow of new patients continues to build up as the more than 800 homes in the area are 

built and occupied.  Once residents from these homes are added to the doctor’s lists then it is difficult 

to see there is any capacity to deal with patients that would come from sites SA12 and SA13 as well.   

 

Once again, the proposed but discounted Haywards Heath Golf Club site has made provision for new 

medical facilities in its proposal. 
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7.4 Traffic 

As has already been covered in detail in Section 4 of this representation, traffic is a major issue and 

concern in this area.  The large majority of the schoolchildren and patients are going to have to find 

the facilities they need outside the immediate area and on the western side of the railway.  Very few 

will want or indeed be able to walk.  This lack of provision of the desperately needed schools and 

surgeries is therefore going to exacerbate an already insurmountable problem.  

 

 

7.5 Infrastructure conclusion 

 

The availability of school and surgery places in the South East Burgess Hill area is already a cause of 

great concern.  Taking account of the additional homes currently under construction, sites SA12 and 

SA13 will be the straws that break the backs of the overworked staff in the local school and surgery.   

 

A far better solution would be to replace sites SA12 and SA13 with the Haywards Heath Golf Club site 

(ID 503) which does not suffer the stresses described above and has made provision for educational 

services and medical facilities in its proposal.  
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8.  Conclusions 

 

8.1 The individual arguments as presented in this submission and summarised below against the 

selection of Sites SA12 & SA13 as suitable for development are all valid and compelling.  When 

taken together, they present an overwhelming case for these sites being declared as unsuitable 

and unsustainable for development now and in the future.  There are clearly other more 

suitable sites available, most notably Haywards Heath Golf Club (ID 503). 

 

8.2 Summary of Conclusions 

 Sites SA12 & SA13 are unsuitable and unsustainable for development because: 

 

• In all their many previous assessments MSDC have always come to the conclusion that the fields 

to the South of Folders Lane are unsuitable for development. 

 

• In the one assessment of the sites by a Government appointed Inspector the sites were clearly 

stated as being unsuitable for development. 

 

• Development of these sites would be in clear contravention of several policies in the adopted 

Mid Sussex District and Burgess Hill Neighbourhood Plans. 

 

• The assessment process carried out by MSDC was inaccurate and flawed. 

 

• There are other much more suitable sites available including the Haywards Heath Golf Course (ID 

503). 

 

• The overall ecological importance of the sites makes them unsuitable for development. 

 

• The sites are known to contain many internationally protected species, including seven different 

varieties of bats, the habitats for which would be irreparably harmed. 

 

• To allow development on sites SA12 & SA13 would contravene environmental protection laws, 

and cause a devastating and irreversible loss of habitat. 

 

• The traffic study commissioned by MSDC to examine the sites selected by them is grossly flawed 

as it does not address the problem roundabout at the Junction between Folders Lane and Keymer 

Road 
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• The suggestion by MSDC’s consultants that the removal of the roundabout at Hoadleys Corner 

and replacing it with traffic lights will solve the traffic problems in eastern Burgess Hill is incorrect.  

It will slow traffic flow and increase pollution. 

 

• Prior to the decision on the selection of sites, MSDC should have approached WSCC for an 

assessment of the impact of the potential sites on traffic problems.  It could be construed they 

did not do this because WSCC have always maintained that the Folders Lane / Keymer Road 

junction is already handling traffic beyond its capacity.  

 

• The SDNP have strongly argued in August 2019 that development of these sites would irreparably 

be harmful to the setting of the SDNP. 

 

• Development at these sites would irreparably harm the already fragile strategic gap between 

Burgess Hill and the villages to the south. 

 

• Despite past promises, no additional infrastructure (including doctors surgeries and schools) has 

been put in place in the south-eastern quarter of Burgess Hill in the past 12 years even though 

developments totalling over 1400 homes are built or currently under construction. These include 

the Keymer Tileworks, the fields to the east of Kingsway, Folders Farm, Folders Meadow and 

Folders Keep housing estates and several small closes nearby including Willowhurst, Folders 

Gardens, Oak Grange, Wintons Close, Thornhust and Potters Kiln. 


