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NB. This version sets out the substantive elements of the Neighbourhood 

Plan, namely the Land Use Policies and Proposals Map.  

Updated introductory text will be added, which should be agreed with 

Sedlescombe Parish Council in order to put a full version to referendum.  
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LAND USE POLICIES 
 
 
 

Introduction 
 

50. The Sedlescombe Parish Neighbourhood Plan (SNP) contains a series of land use policies that 
focus on achieving the successful delivery of the community’s vision for the parish and village. The 
policies have been developed to manage the future development of Sedlescombe up to the year 
2028. The majority are site specific and are therefore shown on the accompanying Proposals Map. 

 
51. It is not the purpose of the SNP to contain all land use and development planning policy relating 
to the parish. The SNP will sit alongside the Rother District Local Plan Core (RDLP), which was 
adopted in September 2014, as well as saved policies of the Rother District Local Plan 2006 (for so 
long as these continue to be saved), as part of the development plan for the Neighbourhood Area. 

 
52. The Parish Council and District Council will monitor the successful implementation of the SNP 
policies over the plan period. Given the challenging brownfield location of some of these policies it is 
possible that one or more may not be submitted or consented during the early plan period. The 
councils may therefore conclude that insufficient development proposals are being consented for 
the SNP to remain in step with the strategic provisions of the RLPCS. In which case, the first review 
of the SNP will provide the opportunity to review and plan for development in the parish later in the 
plan period. 

 
 

POLICY 1: SPATIAL PLAN OF THE PARISH 
 

 
Development proposals on previously-developed or other suitable land within the development 
boundary of Sedlescombe, as shown on the Proposals Map, will be supported.  Proposals for new 
sustainable residential development on the edge of Sedlescombe will be supported where it can be 
demonstrated that such development is necessary to enable the Neighbourhood Area to meet its 
housing land requirement and is in keeping with local character. 
  
 

53. The Plan not only delivers sustainable housing but, just as importantly, secures significant and 
tangible benefits to the Parish through a positive enabling approach to development. 
 
54. The longstanding purpose of defining development boundaries in Rother District is to protect 
the Area of Outstanding Natural Beauty from intrusive development and to focus development in 
sustainable locations. Paragraph 17 of the NPPF restates, as a core planning principle, the 
importance of recognising the “intrinsic character and beauty of the countryside and of supporting 
thriving rural communities within it”. The vision and objective of the SNP, as shaped by the local 
community, fully support this principle and this policy specifically resists harm to the countryside or 
the AONB. However, it also strives to support a thriving community and prosperous rural economy 
by including development that will enable additional jobs or provide housing development close to 
the employment site, which will reduce the need to travel. 
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POLICY 2: SUNNINGDALE, LAND OFF GREGORY WALK 
 

 
The Neighbourhood Plan allocates land for 6 dwellings on land off Gregory Walk, 
Sedlescombe, as shown on the Proposals Map, to be delivered in the plan period 2014-2019, 
provided the scheme:  
 
i. makes provision for the retention of the existing dwelling and for 1, 2 and/or 3 

bedroom dwellings located entirely within the development boundary of 
Sedlescombe;  

ii. is accessed from Gregory Walk;  
iii. comprises a layout and building orientation that does not harm the amenities of 

adjoining dwellings by way of overlooking;  
iv. avoids damaging the habitat of the River Brede and the adjoining river bank and 

protects the river’s wildlife corridors;  
v. retains the existing hedges on its boundaries; and  
vi. implements appropriate restoration to the adjoining River Brede, to the satisfaction of 

the Environment Agency. 
 

 
55. This policy allocates land on the southern edge of the village for a small housing scheme 
which is entirely within the adjusted Sedlescombe Development Boundary as shown on the 
Proposals Map. 

 
56. The established settlement pattern of Sedlescombe will be maintained as the proposed site 
is close to, and a natural extension of, the existing small Gregory Walk development.  The site is 
close to public transport and within a short walking distance of village amenities. The policy 
makes provision for a range of housing types on the site in accordance to meet the needs of 
local people. 

 

57. Despite being close to the River Brede, the Environment Agency has re-assessed the site and 
has agreed that the entire site within the development boundary is within Flood Risk Zone 1. 
The policy therefore complies with the sequential test to avoid developing areas at risk of 
flooding in accordance with NPPF paragraph 100 and forthcoming policy EN6. The flood risk 
assessment of a future planning application will be expected to include a sustainable drainage 
strategy for the site. 

 
58. The policy includes provision for ensuring that the important habitat of the River Brede and 
its wildlife safeguarded.   Security/amenity lighting must be kept to a low level and directed 
away from the river in order to conserve protected fish species, i.e. European eel, river lamprey, 
trout and bullhead. Any backscatter on to the river must be limited by shields. The Environment 
Agency has also requested that, where possible, river restoration work should be implemented 
at the time of the development in accordance with guidance i.e. the Waterbody 
Summary Sheet for the River Brede and RESTORE’S “Rivers by Design: Rethinking development 
river restoration”. The policy will also ensure that a key landscape feature, i.e. the mature 
hedges on the boundary, is protected in accordance with NPPF paragraphs 109 and 115 and 
forthcoming policies EN1(viii). 

 
59. In the assessment of its sustainability attributes, the site scored particularly well in respect of 
the efficient use of land and in avoiding development in the AONB. On other assessment criteria 
the site achieved a neutral score. 
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POLICY 3: LAND AT PESTALOZZI INTERNATIONAL VILLAGE 
 
 

Proposals for housing development on land at Pestalozzi International Village, 
Sedlescombe, as shown on the Proposals Map, will be supported, provided the scheme:  
 
i. makes provision for 1 and 2 bed houses and flats, of no more than two storeys in 

height, a proportion of which will be made available as affordable homes giving first 
preference to eligible employees or volunteers in perpetuity;  

ii. includes a viability appraisal that demonstrates the minimum number of open 
market dwellings required to cross-subsidise the refurbishment/ replacement of the 
volunteers’ accommodation;  

iii. incorporates a landscape scheme that mitigates any visual impact on the 
surrounding countryside; and  

iv. comprises appropriate works to improve Ladybird Lane provided they do not include 
any additional lighting. 

v. and that an alternative location for the estate management facility is identified and 
agreed;  

vi. and that any new access is demonstrated to have an acceptable impact on the 
character of the Brede Valley and demonstrated to be visually contained from public 
view points. 

 
60. This policy supports in principle the redevelopment of a brownfield site that is well-related to 
the existing Pestalozzi International Village development. Pestalozzi is an educational charity and 
major stakeholder that has been in the Parish for over fifty years. The charity brings young 
people from developing countries to continue their education in Sussex before they move to 
universities in England or abroad.   They aim to take what they have learned back to their own 
countries. Pestalozzi is one of Sedlescombe’s three largest employers and provides a wide range 
of different types of jobs. 

 
61. The re-development is intended to facilitate the refurbishment/replacement of existing staff 
and volunteer accommodation as well as financially helping to secure Pestalozzi’s future 
operations. It will also help Pestalozzi to retain and recruit staff and volunteers.  The mixed 
housing and employment site will assist in reducing the need for travel. 

 
Community Feedback 

 
At the 2013 Sites Exhibition, 90% of residents ranked this site in their top five choices, 27% 
ranking it as their first choice. 5% said they definitely do not want the site to be developed. 

 

 

62. Although outside the Sedlescombe Development Boundary, the proposal is small-scale and 
will not adversely impact on the landscape character of the countryside. Low-level buildings 
and structural tree planting to the north east will ensure that the development fits into the 
landscape. The proposed mostly brownfield site is in close proximity to the existing cluster of 
buildings. The previous development comprised a building used in connection with the 
Pestalozzi Village and development will include the footprint of the demolished building. The 
site is situated along a quiet private lane within easy walking distance of all the amenities of 
Sedlescombe Village as well as the public transport links to Hastings and Battle. The mixed 
housing and employment site will assist in reducing the need for travel. 

 
63. In the assessment of its sustainability attributes, the site scored particularly well in 
respect of almost all the assessment criteria. 
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POLICY 4: LAND AT SEDLESCOMBE SAWMILLS 
 
 

Proposals for a mixed-use development scheme on land at Sedlescombe Sawmills, as 
shown on the Proposals Map, will be supported, provided the scheme: 

 

1.   makes provision for an employment scheme, comprising the reuse and/or 
redevelopment of existing buildings for employment purposes increasing the 
square footage from 9,250 to approx. 12,000 sq. ft. provided the employment 
scheme is 

 completed and available for occupation prior to the final occupation of the 
housing scheme; 

2.   makes provision for a residential scheme, comprising only open market 
dwellings, provided: 

a.   the number of dwellings is assessed to be the maximum required to 
cross- subsidise the employment scheme, based on a submitted viability 
appraisal; 

b.   the design of all the dwellings makes sufficient provision for dedicated 
office and/or workshop space for the benefit of the occupants; 

c. makes provision for a holiday accommodation scheme; and 
d.   includes the demolition of existing buildings and structures that detract 

from the scenic beauty of the adjoining landscape. 

 
64. This policy supports in principle the redevelopment of brownfield employment land and 
derelict premises for a mixed use development scheme comprising new employment, housing 
and tourism uses. It is intended to encourage the beneficial reuse of this site. 

 
65. The Sawmills site has lain underused and in part derelict for many years. The landowner 
believes it is not economic to refurbish or redevelop the buildings for another sole employment 
purpose in this location, although firm evidence of local marketing efforts will be required to 
accompany a planning application in due course. The policy therefore encourages a mixed-use 
scheme to enable sufficient development value to be generated to cross-subsidise a viable 
employment scheme. It is expected that the employment scheme will comprise high quality, 
energy-efficient workshops designed to modern standards that will attract higher value-added 
businesses and/or self-employed people. At this scale, the site has the potential to contribute 
approximately 10% to the provision of rural employment floor space planned in the Rother Core 
Strategy in the plan period. 

 

66. The initial indication of some feasibility work undertaken by the landowner (see the Site 
Assessment Report for details) is that a scheme of approximately six to eight new dwellings will 
suit the constraints of the site and be sufficient to achieve the viability objectives. It 
acknowledges that the site is remote from the village and therefore is not suited to a significant 
residential scheme. In which case, it requires that only the minimum number of only open 
market dwellings will be consented, based on the submission of a full viability appraisal, and 
that the employment scheme is open for occupation prior to the occupation of the dwellings. 

 

 
 

Community Feedback 
 

At the 2013 Sites Exhibition, 88% of residents ranked this site in their top five choices, 24% 
ranking it as their first choice. 4% said they definitely do not want the site to be developed.  
33% of residents wanted some future housing with workspace. 
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67. The policy also recognises that providing for a new development scheme creates a scarce 
opportunity in the parish to realise tourism potential in the form of providing new holiday 
accommodation. It is on a bus route and is next to a footpath network and existing tourist 
attraction so is well suited to this purpose. However, the scale and type of this provision should 
also be justified in the viability appraisal. 
 

68. Any proposal will be expected to demonstrate that the appearance of the scheme in the 
AONB landscape will lead to a significant enhancement and will include the clearance of all the 
old business units and sawmill structures. 

 
69. The landowner has confirmed that the site will become available for a development scheme 
later in the plan period and that the provisions of this policy will be achievable, subject to a 
detailed scheme and viability appraisal. 

 
70. In the assessment of its sustainability attributes, the site scored particularly well in 
respect of almost all the assessment criteria but especially in supporting the efficient use of 
brownfield land and enhancing the scenic beauty of the AONB landscape. 
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POLICY 5: LAND ADJACENT TO ST JOHN THE BAPTIST PARISH CHURCH 
 
 

Proposals for housing development on Land Adjacent to St John the Baptist Parish 
Church, Sedlescombe, as shown on the Proposals Map, will be supported, provided 
the proposals: 
 

1. make provision on the northern part of the site for a residential scheme, 
comprising 1, 2 and/or 3 bedroom affordable and open market dwellings, 
provided the number of open market dwellings is assessed to be the maximum 
required to cross-subsidise the delivery of the affordable homes and of the 
community benefit scheme, based on a submitted viability appraisal; 
2. make provision for a community benefit scheme, comprising: 

a.  a car park to serve the Church of at least 30 spaces, that can be used 
by cars and coaches for dropping off and collecting Church visitors; 

b.  the use of the Church facilities by the local community during the 
entire year and during evenings; 

c.  a renewable energy heating solution to service the new homes and 
the Church; 

d.  a restoration scheme of the Church, including interior alterations to 
make the space more usable for community activities; 

3.  make provision for both schemes to benefit from a single road access at a 
location off Sandrock Hill to the satisfaction of the local highway authority; 

4.  comprise a residential scheme layout and building orientation, and make 
provision for a significant landscape scheme, including the retention of the 
existing mature trees on its boundaries, that mitigate the impact of 
development on the scenic beauty of the Area of Outstanding Natural 
Beauty; and 

5.  preserve the significance and setting of the Church, a Grade II* Listed 
Building. 

 
71. This policy seeks to achieve two complementary outcomes: securing a number of long 
term community benefits – most especially the Parish Church which is the parish’s oldest 
building - and delivering affordable homes for local people. 

 
72. The primary aim of the policy is to ensure a financially sustainable church and 
community services through a cross subsidy from the provision of homes. The initial 
indication from work prepared by the landowner (see the Site Assessments report for 
details) is that a scheme of approximately eight new dwellings will suit the constraints of 
the site and be sufficient to achieve the viability objectives. The subsidy will enable 
investment in providing a new visitor car park; in improving the repair and maintenance 
of a significant heritage asset; and in enabling the church to accommodate a wider range 
of modern community facilities. The scheme will also make provision for a renewable 
heating system. The policy requires that only the minimum number of only open market 
dwellings will be consented to deliver affordable homes and the community benefit 
scheme, based on the submission of a full viability appraisal. 
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Community Feedback 
 

At the 2013 Sites Exhibition, 76% of residents ranked this site in their top five choices, 10% 
ranking it as their first choice. 11% said they definitely do not want the site to be developed. 

 
 

73. Future planning and listed building consent applications must give full consideration to 
preserving and enhancing the significance of the Grade II* heritage asset and its setting in the 
proposals for both the community and housing schemes. To that end, the policy requires the 
housing scheme to be on the northern part of the site, which is furthest away from the 
church. A future planning application must also demonstrate how the housing scheme will 
maintain the scenic beauty of the surrounding AONB landscape. 

 

74. The Diocese has confirmed that the land is available for a development scheme and that 
the provisions of the policy will be achievable, subject to a detailed scheme and viability 
appraisal. 

 

75. In the assessment of its sustainability attributes, the site scored particularly well in 
respect of most of the assessment criteria but especially in supporting the efficient use of 
land delivering significant social benefits. 

 

 
POLICY 6: LOCAL GREEN SPACE 

 

 
The Neighbourhood Plan designates land at Red Barn Field, as shown on the Proposals Map, 
as Local Green Space and will resist proposals for any development on the land other than 
that necessary for utility development. 
 
76. The site is in close proximity to the community of Sedlescombe village. It is local in character 
and not an extensive tract of land under threat. Red Barn Field is demonstrably special to the 
local community. It is has a particular significance being an important green space, where the 
public have easy access and is being maintained by the Parish Council as a nature park and an 
important habitat under threat. 
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PLAN DELIVERY AND 
IMPLEMENTATION 

 

 

77. The Sedlescombe Neighbourhood Plan will 

be delivered and implemented over a long 

period and by different stakeholders and 

partners.  Flexibility will be required as new 

challenges and opportunities arise over the 

Plan period up to 2028. 
 

 
Housing Growth 

78. The Parish Council will work with 

developers and the Local Planning Authority 

to deliver incremental growth over the Plan 

period. 
 

 
Local Character 

79. The Parish Council will work with 

landowners and stakeholders to bring the 

sites identified in the Plan to fruition whilst 

maintaining the character and local 

distinctiveness of the parish. 
 

 
Local Economy 

80. The Parish Council will encourage 

businesses to improve local employment 

opportunities and services for local people. 
 

 
Transport 

81. The Parish Council, through its Parking & 

Traffic Advisory Group, will work to find ways 

to improve road safety and address speed and 

parking issues. 
 

 
Review 

82. The Sedlescombe Neighbourhood Plan is a 

“living” document and as such will be 

reviewed every five years. 

 

 
83. Throughout, local residents’ appreciation 

of living in a Village with good community 

spirit and beautiful surroundings has been 

uppermost and a wish that nothing is done to 

spoil it for future generations. Many fear 

development will put far too much additional 

pressure on our already overstretched 

Primary School and Doctors’ Surgery and 

traffic and parking issues remain high on the 

agenda especially in Brede Lane and around 

The Green. 
 

 
84. Not only has the Neighbourhood Plan 

allayed these fears, it has struck the right 

balance between being positive about 

development and protecting and enhancing 

the High Weald Area of Outstanding Natural 

Beauty of which we are all proud. 
 

 
85. Sedlescombe’s Plan, whilst addressing the 

need for housing in the Plan period, both 

market and affordable, ensures that the 

historic core of the Village is protected as are 

the precious green spaces on the edges of the 

built up area.  As well as development within 

the existing boundary, use of brownfield sites 

in the wider parish is a sensible and 

sustainable option.  It will bring with it 

considerable community benefit for residents, 

businesses, charities and stakeholders 

creating new jobs and expanding and reviving 

employment space whilst reducing the need 

for travel. 

 

 

SUMMARY 
 

86. The Neighbourhood Plan process has 

given local residents the opportunity to 

consider what is important to them about 

living in the parish of Sedlescombe. 
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GLOSSARY 
 

Acronym Subject Explanation 

 Affordable Housing Social rented, affordable rented and intermediate housing, 
provided to eligible households whose needs are not met by the 
market. Eligibility is determined with regard to local incomes 
and local house prices.  Affordable housing should include 
provisions to remain at an affordable price for future eligible 
households or for the subsidy to be recycled for alternative 
affordable housing provision. 
Affordable housing does not include low cost market housing. 

 Affordable Rented 
Housing 

Affordable rented housing is let by local authorities or private 
registered providers of social housing to households who are 
eligible for social rented housing. Affordable Rent is subject to 
rent controls that require a rent of no more than 80% of the 
local market rent (including service charges, where applicable). 

 Conservation Area An area designated by the District Council under Section 69 of 
the Planning (Listed Buildings and Conservation Areas) Act 1990 
as an area of special architectural or historical interest, the 
character or appearance of which it is desirable to preserve or 
enhance.  There are additional controls over demolition, minor 
developments and the felling of trees. 

 Consultation Plan A Consultation Plan accompanying the Sedlescombe 
Neighbourhood Plan is required by the Localism Act. The 
Consultation Plan must set out what consultation was 
undertaken and how this informed the Neighbourhood Plan. 

 Core Strategy A Development Plan Document setting out long-term spatial 
vision and objectives, and containing both strategic policies and 
generic policies which will apply to all development proposals in 
the local authority area as a whole. 

 Evidence Base The researched, documented, analysed and verified basis for 
preparing the Sedlescombe Neighbourhood Plan. It consists of 
many documents produced over a period of years, many of 
which have been produced by Rother District Council as part of 
the process of developing its Core Strategy. 

 Examination An independent review of the Neighbourhood Plan carried out 
in public by an Independent Examiner. 

 Flood Plan/Flood 
Risk Zones 

Areas identified by the Environment Agency, marking areas as 
high (zone 3), low to medium (zone 2), or little or no risk (zone 
1) 

 Habitats 
Regulations 

The European Union Habitats Directive aims to protect the wild 
plants, animals and habitats that make up our diverse natural 
environment.  The directive created a network of protected 
areas around the European Union of national and international 
importance. They are called Natura 2000 sites.  If development 
is likely to affect a Natura 2000 site, an assessment under the 
Habitats Regulations is required. 

 Independent 
Examiner 

Anyone with appropriate qualifications and skills who meets 
certain requirements set out in the Localism Act. This could be a 
planning consultant or other planning professional, an 
employee of another local authority or a planning inspector. 
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Acronym Subject Explanation 

 Infrastructure All the ancillary works and services which are necessary to 
support human activities including roads, sewers, schools, 
hospitals, etc. 

 Intermediate 
Affordable Housing 

Intermediate housing is homes for sale and rent provided at a 
cost above social rent but below market levels subject to the 
criteria in the Affordable Housing definition above. These can 
include shared equity (shared ownership and equity loans), 
other low cost homes for sale and intermediate rent, but not 
affordable rented housing. 

 Listed buildings Buildings and structures which are listed by the Department of 
Culture, Media and Sport as being of special architectural and 
historic interest and whose protection and maintenance are the 
subject of special legislation. Listed building consent is required 
before any works are carried out on a listed building. 

 Localism Act An Act of Parliament that became law in April 2012. The Act 
introduces a new right for local people to draw up 
‘Neighbourhood Development Plans’ for their local area. 

 Market housing Housing for sale or for rent where prices are set in the open 
market. 

NPPF National Planning 
Policy Framework 

The National Planning Policy Framework was published by the 
government in March 2012.  It sets out the Government’s 
planning policies for England and how these are expected to be 
applied. Neighbourhood Plans have to conform to the NPPF. 

 Plan Period The period for which the Sedlescombe Neighbourhood Plan will 
set policy for Sedlescombe. This will be from adoption of the 
Plan until 2028. 

 Public Open Space Open space that is open to the public and is normally owned 
and managed by a public organisation such as Thame Town 
Council or South Oxfordshire District Council. 

 Referendum A general vote by the electorate on a single political question 
that has been referred to them for a direct decision. In the case 
of the Sedlescombe Neighbourhood Plan, the referendum will 
decide whether or not to adopt the Plan. 

RSL Registered Social 
Landlord 

Independent housing organisations registered with the Tenant 
Services Authority under the Housing Act 1996. 

RDC Rother District 
Council 

Rother District Council is the planning authority for 
Sedlescombe parish. 

SPC Sedlescombe Parish 
Council 

Sedlescombe Parish Council is the parish authority for 
Sedlescombe. The Sedlescombe Parish Council is a service 
provider for the Sedlescombe community, an influencer and 
conduit for local views, working effectively and efficiently in 
partnership with other organisations. 

SNPPG Sedlescombe 
Neighbourhood 
Plan Project Group 

An advisory committee of Sedlescombe Parish Council without 
executive powers (not entirely made up of parish councillors). 
In August 2013, the Sedlescombe Neighbourhood Plan Project 
Group’s work on creating the Neighbourhood Plan was 
transferred to an executive committee of Sedlescombe Parish 
Council made up entirely of parish councillors. 

 Site Assessments Sedlescombe Neighbourhood Plan Committee has assessed 
each of the Exhibition Sites against AONB, economic, social and 



34 | P a g e 
 

 

Acronym Subject Explanation 

  environmental principles and published the resulting document. 

 Social Rented 
Housing 

Social rented housing is owned by local authorities and private 
registered providers (as defined in section 80 of the Housing and 
Regeneration Act 2008), for which guideline target rents are 
determined through the national rent regime. It may also be 
owned by other persons and provided under equivalent rental 
arrangements to the above, as agreed with the local authority 
or with the Homes and Communities Agency. 

SEA Strategic 
Environmental 
Assessment 

Assessments made compulsory by a European Directive (the SEA 
Directive) for Development Plan Documents and 
Neighbourhood Plans where required. Sedlescombe 
Neighbourhood Plan Committee carried out a Strategic 
Environmental Assessment on all Exhibition Development Sites. 

SA Sustainability 
Appraisal 

A process of appraising policies for their social, economic and 
environmental effects, which must be applied to all 
Development Plan Documents. 

SuDS Sustainable Urban 
Drainage Systems 

A drainage system that controls the rate and quantity of run-off 
of surface water from developments.  It replaces the 
conventional practice of routing run-off through a pipe to a 
watercourse, which can cause problems with flooding. SUDS 
minimises run-off by putting surface water back into the ground 
on site through measures such as permeable paving, 
underground infiltration blankets and drainage swales (similar 
to traditional ditches). Where surface water must still be taken 
off-site (because, for example, the site is underlain by clay that 
reduces the permeability of the ground), features to slow down 
the rate of run-off are used – these may include ponds or 
underground storage tanks to store water and over-sized pipes. 

 Sustrans A charity whose aim is to enable people to travel by foot, bike or 
public transport for more of the journeys made every day. 
Sustrans are responsible for the National Cycle Network. 

 Windfall Sites Sites not allocated for development in the Sedlescombe 
Neighbourhood Plan that unexpectedly come forward for 
development. 
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