
From:                                 SM-NE-Consultations (NE) <consultations@naturalengland.org.uk>
Sent:                                  12 February 2026 10:05:50 UTC+00:00
To:                                      "Jessica Szollosi" <jessica.szollosi@midsussex.gov.uk>
Subject:                             540599 DM/25/2965 NE Response
Attachments:                   HRA Assessment - 22 Holtye Road RG - DM.25.2965.docx, Annex A.pdf

Our ref: 540599 
Your ref: DM/25/2965 
  
Dear Sir/Madam, 
  
Planning consultation: Change of use of already converted garage, for short term 
holiday lets.
Location: 222 Holtye Road East Grinstead West Sussex RH19 3EY. 
  
Thank you for your consultation on the above dated 5th February 2026.
  
Natural England is a non-departmental public body. Our statutory purpose is to ensure 
that the natural environment is conserved, enhanced, and managed for the benefit of 
present and future generations, thereby contributing to sustainable development.
  
Further information on when to consult Natural England on planning proposals is here- 
Planning and transport authorities: get environmental advice on planning - GOV.UK 
(www.gov.uk)
  
Natural England is not able to provide specific advice on this application and therefore 
has no comment to make on its details. Although we have not been able to assess the 
potential impacts of this proposal on statutory nature conservation sites or protected 
landscapes, we offer the further advice and references to Standing Advice.
  
Natural England advises Local Planning Authorities to use the following tools to assess 
the impacts of the proposal on the natural environment: 
  
Impact Risk Zones: 
Natural England has provided Local Planning Authorities (LPAs) with Impact Risk Zones 
(IRZs) which can be used to determine whether the proposal impacts statutory nature 
conservation sites. Natural England recommends that the LPA uses these IRZs to 
assess potential impacts. If proposals do not trigger an Impact Risk Zone then Natural 
England will provide an auto-response email.
  
Standing Advice: 
Natural England has published Standing Advice. Links to standing advice are in Annex 
A 
  

https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fguidance%2Flocal-planning-authorities-get-environmental-advice&data=05%7C02%7Cjessica.szollosi%40midsussex.gov.uk%7C1790a3a4430f4e35cea208de6a1e4fde%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C639064876186563311%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=M6CRolvf9VIk1J4%2FFLqe95S0nOJVtkSCgcC67eZsUkk%3D&reserved=0
https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fguidance%2Flocal-planning-authorities-get-environmental-advice&data=05%7C02%7Cjessica.szollosi%40midsussex.gov.uk%7C1790a3a4430f4e35cea208de6a1e4fde%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C639064876186563311%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=M6CRolvf9VIk1J4%2FFLqe95S0nOJVtkSCgcC67eZsUkk%3D&reserved=0


If after using these tools, you consider there are significant risks to statutory nature 
conservation sites or protected landscapes, please set out the specific areas on which 
you require Natural England’s advice.
  
Further information on LPA duties relating to protected sites and areas is here- 
Protected sites and areas: how to review planning applications - GOV.UK (www.gov.uk)
  
Further guidance is also set out in Planning Practice Guidance on the natural 
environment Natural environment - GOV.UK (www.gov.uk) and on Habitats Regulations 
Assessment Appropriate assessment - GOV.UK (www.gov.uk)
  
Non detailed advice from Natural England does not imply that there are no impacts on 
the natural environment. It is for the local planning authority to determine whether or not 
the proposal is consistent with national and local environmental policies. Other bodies 
and individuals may provide information and advice on the environmental value of this 
site and the impacts of the proposal on the natural environment to assist the decision 
making process. 
  
Should the proposal change, please consult us again. 
  
Yours faithfully, 
 
Danny Whitehead 
Natural England 
Consultation Service 
Natural England, County Hall, Spetchley Road, Worcester, U.K., WR5 2NP 
Email: consultations@naturalengland.org.uk 
www.gov.uk/natural-england 
 

 
We strongly recommend using the SSSI Impact Risk Zones (SSSI IRZs) to decide 
when to consult Natural England on development proposals that might affect a 
SSSI. The SSSI IRZs tool is quick and simple to use and gives instant planning 
advice as a formal consultation response in certain circumstances and can 
reduce unnecessary delays in the planning process.
 
Natural England offers two chargeable services - the Discretionary Advice 
Service, which provides pre-application and post-consent advice on 
planning/licensing proposals to developers and consultants, and the Pre-
submission Screening Service for European Protected Species mitigation licence 
applications. These services help applicants take appropriate account of 

https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fguidance%2Fprotected-sites-and-areas-how-to-review-planning-applications&data=05%7C02%7Cjessica.szollosi%40midsussex.gov.uk%7C1790a3a4430f4e35cea208de6a1e4fde%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C639064876186592085%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=XPIeuNCwLwrLbF3lm8jStoOBqcDcGCs9vKmBaaXylbg%3D&reserved=0
https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fguidance%2Fnatural-environment&data=05%7C02%7Cjessica.szollosi%40midsussex.gov.uk%7C1790a3a4430f4e35cea208de6a1e4fde%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C639064876187054951%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=Uog%2BrDXXtKmPnBBMCfFqo1TrAHLB4xCkZFC%2FbyoTU%2FI%3D&reserved=0
https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fguidance%2Fappropriate-assessment&data=05%7C02%7Cjessica.szollosi%40midsussex.gov.uk%7C1790a3a4430f4e35cea208de6a1e4fde%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C639064876187091166%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=8hYnWizNz0nMoCFei0cEV9Vh9pW0mEK78SyRsxGmXMo%3D&reserved=0
mailto:consultations@naturalengland.org.uk
https://eur02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.gov.uk%2Fnatural-england&data=05%7C02%7Cjessica.szollosi%40midsussex.gov.uk%7C1790a3a4430f4e35cea208de6a1e4fde%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C639064876187126490%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=7HeMSPQO486XoagswtFZhBr7ZuAYmU8POZQWpRerqqI%3D&reserved=0
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environmental considerations at an early stage of project development, reduce 
uncertainty, the risk of delay and added cost at a later stage, whilst securing 
good results for the natural environment.
  
For further information on the Discretionary Advice Service see here
For further information on the Pre-submission Screening Service see here
 
  
From: Jessica Szollosi <Jessica.Szollosi@midsussex.gov.uk> 
Sent: 05 February 2026 13:02
To: SM-NE-Consultations (NE) <consultations@naturalengland.org.uk>
Subject: Planning Consultation - HRA Assessment - 222 Holtye Rd, EG - DM.25.2965
 

Dear Natural England, 
 
Please find attached Habitats Regulation Assessment for the above application. Please could 
you provide a consultation response on the attached? 
 
Apologies for the delay in getting this HRA over to you, however, the determination date for this 
application is 16th February 2026 and if possible, I would be so grateful if you would be able to 
send your consultation response over to us before then.
 
Thanking you in advance. 
 
Kind regards 
Jessica 
 
Jessica Szollosi Bcom, LLB (RSA) 
Planning Officer 
Planning Investigation and Enforcement 
Mid Sussex District Council, Oaklands Road 
Haywards Heath, West Sussex, RH16 1SS 
Tel: +44 (0)1444 477388 
Jessica.Szollosi@midsussex.gov.uk     http://www.midsussex.gov.uk 
 
Please note that this advice is given at Officer level only and is without prejudice to the 
formal decision of the District Council. 
 
Working together for a better Mid Sussex 
 
The information contained in this email may be subject to public disclosure under the 
Freedom of Information Act 2000. Unless the information contained in this email is 
legally exempt from disclosure, we cannot guarantee that we will not provide the whole 
or part of this email to a third party making a request for information about the subject 
matter of this email. This email and any attachments may contain confidential 
information and is intended only to be seen and used by the named addressees. If you 

You don't often get email from jessica.szollosi@midsussex.gov.uk. Learn why this is important 

https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fdiscretionary-advice-service-get-advice-on-planning-proposals-affecting-the-natural-environment-in-england&data=05%7C02%7Cjessica.szollosi%40midsussex.gov.uk%7C1790a3a4430f4e35cea208de6a1e4fde%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C639064876187186188%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=EFoxckUHcNLqZOcw69A2yvSDjS3sFA6fhWKLpDgMhjQ%3D&reserved=0
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are not the named addressee, any use, disclosure, copying, alteration or forwarding of 
this email and its attachments is unauthorised. If you have received this email in error 
please notify the sender immediately by email or by calling +44 (0) 1444 458 166 and 
remove this email and its attachments from your system. The views expressed within 
this email and any attachments are not necessarily the views or policies of Mid Sussex 
District Council. We have taken precautions to minimise the risk of transmitting software 
viruses, but we advise you to carry out your own virus checks before accessing this 
email and any attachments. Except where required by law, we shall not be responsible 
for any damage, loss or liability of any kind suffered in connection with this email and 
any attachments, or which may result from reliance on the contents of this email and 
any attachments. 
This message has been sent using TLS 1.2 This email and any attachments is intended for the 
named recipient only. If you have received it in error you have no authority to use, disclose, store 
or copy any of its contents and you should destroy it and inform the sender. Whilst this email and 
associated attachments will have been checked for known viruses whilst within the Natural 
England systems, we can accept no responsibility once it has left our systems. Communications 
on Natural England systems may be monitored and/or recorded to secure the effective operation 
of the system and for other lawful purposes. 







Mid Sussex District Council		Residential development within 7km

Habitats Regulations Assessment (HRA)



Please note that all references to the Habitats Regulations in this HRA refer to the Conservation of Habitats and Species Regulations 2017 (as amended).

Under Regulation 63(1) of the Habitats Regulations, it is the responsibility of the decision‑maker as the competent authority to undertake the HRA process, however, under Regulation 63(2) of the Habitats Regulations, it is the responsibility of the applicant to provide the competent authority with the information they require for the purposes of undertaking the HRA.

		HRA details



		HRA drafting date:

		5th February 2026



		HRA completion date:

		5th February 2026







		Planning application details



		Application reference:

		DM/25/2965



		Application address:

		222 Holtye Road, East Grinstead, RH19 3EY



		Application description:

		Change of use of already converted garage, for short term holiday lets.







		Details of the planning application (the project)



		European sites for nature conservation potentially impacted by the planning application:

		Ashdown Forest Special Protection Area (SPA) and Special Area of Conservation (SAC)



		Proximity to the Ashdown Forest SPA:

		Within the 7km zone of influence for the Ashdown Forest SPA



		Is the planning application directly connected with or necessary to the management of the European sites for nature conservation?

		No.

The planning application is for a net increase in dwellings which is neither connected with nor necessary to the management of the European sites.



		Net increase in dwellings:

		1 restricted dwelling





	

		European site information



		Ashdown Forest lies within Wealden District, and is adjacent to the north-east boundary of Mid Sussex.



		Ashdown Forest SPA



		The Ashdown Forest SPA was classified in 1996. It is a 3,200Ha site comprising predominantly of lowland heathland and woodland. The Ashdown Forest SPA is an internationally important habitat classified because of the presence of breeding populations of Dartford warbler Sylvia undata and European nightjar Caprimulgus europaeus. Ashdown Forest is also notified as a Site of Special Scientific Interest (SSSI).



		European Site Conservation Objectives for the Ashdown Forest SPA



		With regard to the SPA and the individual species and/or assemblage of species for which the site has been classified (the ‘Qualifying Features’ listed below), and subject to natural change;

Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that the site contributes to achieving the aims of the Wild Birds Directive, by maintaining or restoring;

· The extent and distribution of the habitats of the qualifying features

· The structure and function of the habitats of the qualifying features

· The supporting processes on which the habitats of the qualifying features rely

· The populations of each of the qualifying features, and,

· The distribution of the qualifying features within the site.



Qualifying Features:

A224	Caprimulgus europaeus; European nightjar (Breeding)

A302	Sylvia undata; Dartford warbler (Breeding)



		Ashdown Forest SAC



		The Ashdown Forest SAC was designated in 2005 and covers 2,700Ha. It has a different boundary to the SPA, but the two designations overlap. The qualifying features for the designation are the Annex I habitats: Northern Atlantic wet heaths with Erica tetralix and European dry heaths, and the Annex II species: Great crested newt Triturus cristatus. It is also part of the SSSI.



		European Site Conservation Objectives for the Ashdown Forest SAC



		With regard to the SAC and the natural habitats and/or species for which the site has been designated (‘the Qualifying Features’ listed below), and subject to natural change;

Ensure that the integrity of the site is maintained or restored as appropriate, and ensure that the site contributes to achieving the Favourable Conservation Status of its Qualifying Features, by maintaining or restoring;

· The extent and distribution of qualifying natural habitats and habitats of qualifying species

· The structure and function (including typical species) of qualifying natural habitats

· The structure and function of the habitats of qualifying species

· The supporting processes on which qualifying natural habitats and habitats of qualifying species rely

· The populations of qualifying species, and,

· The distribution of qualifying species within the site.



Qualifying Features:

H4010		Northern Atlantic wet heaths with Erica tetralix; Wet heathland with cross‑leaved heath

H4030	European dry heaths

S1166	Triturus cristatus; Great crested newt







Ashdown Forest SPA

		Stage 1 – HRA screening for the Ashdown Forest SPA

To test for a likely significant effect on the Ashdown Forest SPA under Regulation 63(1)(a) of the Habitats Regulations



		How might the planning application affect the Ashdown Forest SPA?



		The proposed development is within the 7km zone of influence for the Ashdown Forest SPA. In accordance with advice from Natural England, the HRA for the Mid Sussex District Plan, and as detailed in the District Plan Policy DP17, a net increase in residential development within the 7km zone of influence is likely to have a significant effect on the Ashdown Forest SPA.

Increased recreational activity arising from new residential development and related population growth is likely to disturb the protected near‑ground and ground nesting birds on Ashdown Forest.

The impacts to heathland breeding birds can be summarised as follows:

· Increased nest predation by natural predators when adults are flushed from the nest or deterred from returning to it by the presence of people or dogs;

· Chicks or eggs dying of exposure because adult birds are kept away from the nest;

· Accidental trampling of eggs by people, where nests are on the ground and may be close to paths;

· Predation of chicks or eggs by domestic dogs; and

· Increasing stress levels in adult birds in response to perceived predation risk.

Work undertaken on behalf of Natural England in 2010[footnoteRef:1] (using data from a visitor survey on Ashdown Forest undertaken in 2008[footnoteRef:2]) indicates that: [1:  Clarke, R. T., Sharp, J. and Liley, D. (2010) Ashdown Forest visitor survey data analysis: Natural England Commissioned Reports, Number 048.]  [2:  UE Associates (2009) Visitor access patterns on Ashdown Forest.] 


· The current level of visitor pressure is not affecting the distribution of nightjar, woodlark[footnoteRef:3] or Dartford warbler within the Ashdown Forest SPA, although there will be a point at which levels of visitor pressure are so great that birds will abandon otherwise suitable breeding habitat and the ability of the site to support a given density of birds will be compromised. [3:  The woodlark is present in qualifying numbers on Ashdown Forest, but it is not listed as a qualifying feature of the Ashdown Forest SPA.] 


· The current level of visitor pressure is not displacing the birds from otherwise suitable habitat, however, the level at which recreational pressure will be such that birds will begin to be displaced is not known.

· Evidence from other sites would suggest that if access levels were to increase, there may be avoidance of otherwise suitable habitat and there may be impacts on breeding success.

· Recreational disturbance may still be having an impact on the Annex I bird species at Ashdown Forest and ‘in the absence of data on breeding success, and without understanding why bird densities are low, it currently cannot be concluded on the basis of scientific evidence that the ecological integrity of nightjar and Dartford warbler populations is not being adversely affected by a combination of existing pressure and/ or habitat management’ (Clarke et al., 2010: p29).

· An increase in population from new residential development is likely to result in additional recreational pressure on Ashdown Forest.

The 2010 data analysis report concludes that ‘information is not available to say definitively whether the quantum of new housing proposed in the vicinity of Ashdown Forest will impact upon breeding success or cause bird displacement. Taking into account the wider body of research available, along with the principles established and mitigation and monitoring being pursued as a result of plan level Habitats Regulations Assessments at other heathland sites, it is advised that a similar approach should be taken forward for Ashdown Forest SPA’ (Clarke et al., 2010: p30).

In order to understand the pattern and origin of visitors to Ashdown Forest, visitor surveys have been conducted in 2008, 2016[footnoteRef:4] and 2021[footnoteRef:5]. The data and information in these reports will be updated through monitoring and surveys in the future. [4:  Liley, D., Panter, C. and Blake, D. (2016) Ashdown Forest Visitor Survey.]  [5:  Liley, D. and Caals, Z. (2022) Ashdown Forest Visitor Survey 2021.] 




		Are there any other projects or plans that together with this planning application could affect the European site, the ‘in combination’ impact?



		Yes. All new residential development within 7km of the Ashdown Forest SPA is considered to contribute towards a significant effect on the site as a result of increased recreational disturbance in combination with other residential development in other local authority areas surrounding the Ashdown Forest SPA. 

The following local planning authorities have agreed that, based on current evidence, 7km remains the most appropriate distance for a strategic zone for mitigation:

· Lewes District Council

· Mid Sussex District Council

· Sevenoaks District Council

· Tandridge District Council

· Tunbridge Wells Borough Council

· Wealden District Council



		Would the proposed development lead to a likely significant effect on the Ashdown Forest SPA? 

		Yes.

Proceed to Stage 2 – HRA appropriate assessment for the Ashdown Forest SPA.







		Stage 2 – HRA appropriate assessment for the Ashdown Forest SPA

To test for an adverse effect on site integrity on the Ashdown Forest SPA under Regulation 63(1) of the Habitats Regulations



		The proposed development is likely to have a significant effect on the Ashdown Forest SPA. The District Plan HRA assessed recreational disturbance impacts as potentially affecting the Ashdown Forest SPA, however, the impacts were considered to be adequately avoided and mitigated by the District Plan policy response.

In accordance with District Plan Policy DP17, mitigation measures are necessary to counteract the effects of potential increasing recreational pressure and are required for developments proposing a net increase in dwellings within a 7km zone of influence around the Ashdown Forest SPA.

The Suitable Alternative Natural Greenspace (SANG) and Strategic Access Management and Monitoring (SAMM) mitigation approach set out in Policy DP17 aligns with the strategic solution for recreational disturbance on the Ashdown Forest SPA. This strategic solution is supported by Natural England and ensures the requirements of the Habitats Regulations are met with regard to the in combination effects of increased recreational pressure on the Ashdown Forest SPA arising from new residential development. The strategic solution is a partnership approach between the following local authorities and is supported by Natural England:

· Lewes District Council

· Mid Sussex District Council

· Sevenoaks District Council

· Tandridge District Council

· Tunbridge Wells Borough Council

· Wealden District Council



		Policy DP17: Ashdown Forest SPA and SAC



		Strategic Objectives: 3) To protect valued landscapes for their visual, historical and biodiversity qualities.

Evidence Base: Ashdown Forest Visitor Survey Data Analysis, Habitats Regulations Assessment for the Mid Sussex District Plan, Visitor Access Patterns on Ashdown Forest.

In order to prevent adverse effects on the Ashdown Forest SPA and SAC, new development likely to have a significant effect, either alone or in combination with other development, will be required to demonstrate that adequate measures are put in place to avoid or mitigate any potential adverse effects.

Within a 400 metres buffer zone around Ashdown Forest, mitigation measures are unlikely to be capable of protecting the integrity of the SPA and, therefore, residential development will not be permitted.

Within a 7km zone of influence around the Ashdown Forest SPA, residential development leading to a net increase in dwellings will be required to contribute to mitigation through:

1) The provision of Suitable Alternative Natural Greenspace (SANG) to the minimum level of 8Ha per 1,000 net increase in population; or a financial contribution to SANGs elsewhere; or the provision of bespoke mitigation; and

2) A financial contribution to the Ashdown Forest Strategic Access Management and Monitoring (SAMM) Strategy.

Large schemes proposed adjacent or close to the boundary of the 7km zone of influence may require mitigation for the SPA. Such proposals for development will be dealt with on a case-by-case basis.

Where bespoke mitigation is provided, these measures will need to be in place before occupation of development and must be managed and maintained in perpetuity. The effectiveness of such mitigation will need to be demonstrated prior to approval of the development. Bespoke mitigation will need to be discussed and agreed by the District Council as the competent authority following advice from Natural England.



		Mitigation approach – SANG 



		The District Council has a strategic SANG at East Court & Ashplats Wood in East Grinstead. The District Council agreed the East Court & Ashplats Wood SANG Strategy in October 2014 and it came into effect in January 2015. Natural England also supports the East Court & Ashplats Wood SANG Strategy. This SANG has now reached capacity.

A new strategic SANG at Hill Place Farm is now operational (from September 2022) and this has capacity for future residential development.

Work is in progress to deliver additional SANGs that will provide further capacity.

The SANG mitigation for this proposed development will take the form of a financial contribution for a strategic SANG. The District Council will advise which SANG will provide mitigation for the proposed development. This will be dependent on, inter alia, the available SANG capacity, the size of the proposed development and the location of the proposed development. Applicants will not be able to choose which SANG will be used to provide mitigation for their proposed development. The SANG contribution will be calculated by reference to the total costs of the SANG over its lifetime divided by the number of units it can serve and the current SANG tariffs are available to view on the District Council’s website[footnoteRef:6]. [6:  https://www.midsussex.gov.uk/planning-building/protecting-ashdown-forest/ ] 


When a strategic SANG is available for the development or when there is certainty of delivery of a strategic SANG in a timescale consistent with the first occupation of the development, there will be certainty that the effects of the development on the Ashdown Forest SPA will be appropriately mitigated so as to ensure no adverse effect on the integrity of the Ashdown Forest SPA alone or in combination.

The financial contribution towards SANG is secured through a Planning Obligation pursuant to Section 106 of the Town and Country Planning Act 1990 (as amended).

SANG mitigation needs to be in place before any development can be occupied otherwise there is a risk of an impact on the Ashdown Forest SPA through increased recreational activity.

If a SANG is not yet operational, a Grampian-style condition may be placed on the planning permission of the proposed development preventing occupancy of the development until a future SANG is delivered and operational. If such a condition is used, a future SANG is expected within the lifetime of the planning permission. This condition will need to be discharged before the development can be occupied. Enforcement action can be taken against development that breaches this planning condition. 

The Planning Obligation pursuant to Section 106 of the Town and Country Planning Act 1990 (as amended) may include a requirement to ensure that the development is not occupied until the SANG is delivered and operational. This requirement will also apply to permitted development requiring prior approval under the Town and Country Planning (General Permitted Development) (England) Order 2015 and consideration under Regulations 75-78 of the Habitats Regulations. Enforcement action can be taken against development that breaches this requirement.

The District Council will be monitoring the commencement and completions of new development.

The SANG mitigation for this proposed development will take the form of a financial contribution to the strategic SANG at Hill Place Farm. The current financial contribution is:

		SANG Tariff



		Per unit

		£5,253

		Comprising:

SANG management £3,701

SANG monitoring £233

Bluebell Railway Access Fee £1,319





An appropriate scale of SANG mitigation for the proposed development is £0.

SANG contribution is not required as this application is for an existing annex to be used for short-term holiday lets. 

The applicant has been informed that there is no need for SANG mitigation.



		Mitigation approach – SAMM 



		The District Council agreed a Joint SAMM Strategy on the 15th January 2018 and it came into effect on the 1st April 2020. The Joint SAMM Strategy is a strategic co-ordinated approach to mitigation in partnership with Lewes, Sevenoaks, Tandridge and Wealden District Councils, Tunbridge Wells Borough Council, Natural England, and the Conservators of Ashdown Forest.

The Joint SAMM Strategy sets out the current financial contributions for SAMM:

		SAMM Tariff



		Per unit

		£1,170





An appropriate scale of SAMM mitigation for the proposed development is £1,170.

The financial contribution towards SAMM is secured through a Planning Obligation pursuant to Section 106 of the Town and Country Planning Act 1990 (as amended). 

The applicant has been informed of the need for SAMM mitigation.



		Initial conclusion of the appropriate assessment



		The District Plan HRA assessed recreational disturbance impacts as potentially affecting the Ashdown Forest SPA, however, the impacts were considered to be adequately avoided and mitigated by the District Plan policy response.

It is considered that provided the SAMM mitigation is secured through a Planning Obligation, there is sufficient certainty to conclude there would not be an adverse effect on the integrity of the Ashdown Forest SPA from this proposed development. 

The proposed development complies with District Plan Policy DP17.



		Consultation with Natural England



		Under Regulation 63(3) of the Habitats Regulations, the competent authority (Mid Sussex District Council) must consult the nature conservation body (Natural England) on the appropriate assessment.



		Summary of Natural England’s comments:



		XXX



		Date: XXX



		Overall conclusion of the appropriate assessment



		







Ashdown Forest SAC

		Stage 1 – HRA screening for the Ashdown Forest SAC

To test for a likely significant effect on the Ashdown Forest SAC under Regulation 63(1)(a) of the Habitats Regulations



		How might the planning application affect the Ashdown Forest SAC?



		Increased traffic emissions as a consequence of new development may result in atmospheric pollution on Ashdown Forest. The main pollutant effects of interest are acid deposition and eutrophication by nitrogen deposition. High levels of nitrogen may detrimentally affect the composition of an ecosystem and lead to loss of species.



		Are there any other projects or plans that together with this planning application could impact on the integrity of the European site, the ‘in combination’ impact?



		Yes. Other proposals for development in the District and other local authority areas may lead to an ‘in combination’ effect on the Ashdown Forest SAC.



		How have the potential transport impacts of the proposed development been assessed?



		As part of the preparation for the Site Allocations DPD, Mid Sussex District Council commissioned SYSTRA to build a strategic in combination highway model to underpin the Mid Sussex Transport Study and update the Mid Sussex Transport Study. The SYSTRA work is required to test the impact of proposed development on the strategic and local transport network and upon significant routes in Ashdown Forest. The subsequent air quality modelling and ecological interpretation of the Sites DPD Scenario (which reflects the growth proposed at the Regulation 19 stage) considers that the highways improvements will serve to improve the functioning of the road network and reduce congestion. It is apparent from the modelling results that these highways improvements are likely to be making a small but positive contribution to reducing the air quality impacts of new growth.

The modelling results for the Sites DPD scenario is such that the breaches of 1% of the critical loads for pollutants at some locations are so low that, having regard for the wider context, they are considered to be a minor retardation low enough to rule out adverse effects on integrity, as a result of the development in Mid Sussex and neighbouring authorities. This conclusion is drawn with consideration of factors such as the long-term trajectory of air quality improvement and the scientific basis of those predictions, and consideration of other wider measures relating to Ashdown Forest that are likely to come forward.

The proposed development was modelled in the Mid Sussex Transport Study as a windfall development such that its potential effects are incorporated into the overall results of the transport model, which indicates there would not be an overall impact on Ashdown Forest. Additionally, based on analysis of Census 2011 data, the proposed development is not likely to generate travel to work journeys across Ashdown Forest. This means that there is not considered to be a significant in combination effect on the Ashdown Forest SAC by this development proposal.



		Would the proposed development lead to a likely significant effect on the Ashdown Forest SAC? 

		No.







Conclusion of the HRA

		This HRA represents the competent authority’s duty under Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended) (the “Habitats Regulations”), Article 6(3) of the Council Directive 92/43/EEC on the conservation of natural habitats and of wild fauna and flora (the “Habitats Directive”) and having regard to its duty under Section 40(1) of the Natural Environment and Rural Communities Act 2006 to the purpose of conserving biodiversity. 



		Ashdown Forest SPA



		The proposed development in this planning application would not have an adverse effect on the integrity of the Ashdown Forest SPA, alone or in combination with other development.



		Ashdown Forest SAC



		The proposed development in this planning application would not have a likely significant effect on the Ashdown Forest SAC, alone or in combination with other development.
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Protected Landscapes 
Paragraph 189 of the National Planning Policy Framework - GOV.UK (www.gov.uk) (NPPF) requires great 
weight to be given to conserving and enhancing landscape and scenic beauty within Areas of Outstanding 
Natural Beauty (known as National Landscapes), National Parks, and the Broads and states that the scale 
and extent of development within all these areas should be limited. Paragraph 190 requires exceptional 
circumstances to be demonstrated to justify major development within a designated landscape and sets out 
criteria which should be applied in considering relevant development proposals. Section 245 of the 
Levelling-up and Regeneration Act 2023 (legislation.gov.uk) places a duty on relevant authorities (including 
local planning authorities) to seek to further the statutory purposes of a National Park, the Broads or an 
Area of Outstanding Natural Beauty in England in exercising their functions. This duty also applies to 
proposals outside the designated area but impacting on its natural beauty. 


 
The local planning authority should carefully consider any impacts on the statutory purposes of protected 
landscapes and their settings in line with the NPPF, relevant development plan policies and the Section 245 
duty. The relevant National Landscape Partnership or Conservation Board may be able to offer advice on 
the impacts of the proposal on the natural beauty of the area and the aims and objectives of the statutory 
management plan, as well as environmental enhancement opportunities. Where available, a local 
Landscape Character Assessment can also be a helpful guide to the landscape’s sensitivity to development 
and its capacity to accommodate proposed development.  
 
Wider landscapes 
Paragraph 187 of the NPPF highlights the need to protect and enhance valued landscapes through the 
planning system.  This application may present opportunities to protect and enhance locally valued 
landscapes, including any local landscape designations. You may want to consider whether any local 
landscape features or characteristics (such as ponds, woodland, or dry-stone walls) could be incorporated 
into the development to respond to and enhance local landscape character and distinctiveness, in line with 
any local landscape character assessments.  Where the impacts of development are likely to be significant, 
a Landscape and Visual Impact Assessment should be provided with the proposal to inform decision 
making. We refer you to the Guidelines for Landscape and Visual Impact Assessment (GLVIA3) - 
Landscape Institute for further guidance. 
 
Biodiversity duty 
Section 40 of the Natural Environment and Rural Communities Act 2006 (legislation.gov.uk) places a duty 
on the local planning authority to conserve and enhance biodiversity as part of its decision making. We 
refer you to the Complying with the biodiversity duty - GOV.UK (www.gov.uk) for further information.   
 
Designated nature conservation sites 
Paragraphs 193-195 of the NPPF set out the principles for determining applications impacting on Sites of 
Special Scientific Interest (SSSI) and habitats sites (Special Areas of Conservation (SACs) and Special 
Protection Areas (SPAs)). Both the direct and indirect impacts of the development should be considered.  


A Habitats Regulations Assessment is needed where a proposal might affect a habitat site (see Habitats 
regulations assessments: protecting a European site - GOV.UK (www.gov.uk) and Natural England must be 
consulted on ‘appropriate assessments’ (see Appropriate assessment - GOV.UK (www.gov.uk) for more 
information for planning authorities).  


Natural England must also be consulted where development is in or likely to affect a SSSI and provides 
advice on potential impacts on SSSIs either via the SSSI Impact Risk Zones (England) (arcgis.com) or as 
standard or bespoke consultation responses. Section 28G of the Wildlife and Countryside Act 1981 places 
a duty on all public bodies to take reasonable steps, consistent with the proper exercise of their functions, 
to further the conservation and enhancement of the features for which an SSSI has been notified (Sites of 
special scientific interest: public body responsibilities - GOV.UK (www.gov.uk). 


  



https://www.gov.uk/government/publications/national-planning-policy-framework--2

https://www.legislation.gov.uk/ukpga/2023/55/section/245/enacted

https://www.landscapeinstitute.org/technical/glvia3-panel/

https://www.landscapeinstitute.org/technical/glvia3-panel/

https://www.legislation.gov.uk/ukpga/2006/16/section/40

https://www.gov.uk/guidance/complying-with-the-biodiversity-duty

https://www.gov.uk/guidance/habitats-regulations-assessments-protecting-a-european-site

https://www.gov.uk/guidance/habitats-regulations-assessments-protecting-a-european-site

https://www.gov.uk/guidance/appropriate-assessment

https://naturalengland-defra.opendata.arcgis.com/datasets/sssi-impact-risk-zones-england?geometry=-16.043%2C50.523%2C11.708%2C55.162

https://www.gov.uk/guidance/sites-of-special-scientific-interest-public-body-responsibilities

https://www.gov.uk/guidance/sites-of-special-scientific-interest-public-body-responsibilities
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Air Quality 


Natural England has produced 'Air pollution and development: advice for local authorities. How to assess 
sector-specific planning applications that could affect air quality on a protected site’. This standing advice is 


to help planning authorities understand the impact on statutory protected sites from particular developments 
that emit specific air pollutants. The advice covers emissions of ammonia (NH3), nitrogen oxides (NO, NO2 
or NOx), nitrogen deposition, acid deposition and sulphur dioxide (SO2).   


The standing advice is Natural England’s formal statutory advice and is a material consideration. It provides 
decision makers with the information needed to fulfil their statutory duties when making decisions on 
planning applications with potential air pollution impacts. 


Note that this advice cannot be used to assess Nationally Significant Infrastructure Projects (NSIPs) or local 
plans. 


 
Protected Species 
Natural England has produced Protected species and development: advice for local planning authorities - 
GOV.UK (standing advice) to help planning authorities understand the impact of particular developments on 
protected species.  
 
Natural England will only provide bespoke advice on protected species where they form part of a Site of 
Special Scientific Interest or in exceptional circumstances. A protected species licence may be required in 
certain cases. We refer you to Wildlife licences: when you need to apply (www.gov.uk) for more 
information. 
 
Local sites and priority habitats and species 
The local planning authority should consider the impacts of the proposed development on any local wildlife 
or geodiversity site, in line with paragraphs 187, 188 and 192 of the NPPF and any relevant development 
plan policy. There may also be opportunities to enhance local sites and improve their connectivity to help 
nature’s recovery. Natural England does not hold locally specific information on local sites and 
recommends further information is obtained from appropriate bodies such as the local environmental 
records centre, wildlife trust, geoconservation groups or recording societies. Emerging Local nature 
recovery strategies - GOV.UK (www.gov.uk) may also provide further useful information. 
 
Those habitats and species which are of particular importance for nature conservation are included as 
‘priority habitats and species’ in the England Biodiversity List published under section 41 of the Natural 
Environment and Rural Communities Act 2006. Most priority habitats will be mapped either as Sites of 
Special Scientific Interest on the Magic website or as Local Wildlife Sites. We refer you to Habitats and 
species of principal importance in England (gov.uk) for a list of priority habitats and species in England. You 
should consider priority habitats and species when applying your ‘biodiversity duty’ to your policy or 
decision making 
 
Natural England does not routinely hold priority species data. Such data should be collected when impacts 
on priority habitats or species are considered likely.  
 
Consideration should also be given to the potential environmental value of brownfield sites, often found in 
urban areas and former industrial land. We refer you to the Brownfield Hub - Buglife for more information 
and Natural England’s Open Mosaic Habitat (Draft) - data.gov.uk (Open Mosaic Habitat inventory), which 
can be used as the starting point for detailed brownfield land assessments.  
 
Biodiversity and wider environmental gains  
Development should provide net gains for biodiversity in line with the NPPF paragraphs 187(d), 192 and 
193. Unless exempt major development (defined in the National Planning Policy Framework 
(publishing.service.gov.uk) glossary) is required by law to deliver a biodiversity gain of at least 10% from 12 
February 2024 and this requirement was extended to minor development from April 2024. For nationally 
significant infrastructure projects (NSIPs), it is anticipated that the requirement for biodiversity net gain will 
be implemented from May 2026.   



https://www.gov.uk/guidance/air-pollution-and-development-advice-for-local-authorities

https://www.gov.uk/guidance/air-pollution-and-development-advice-for-local-authorities

https://www.gov.uk/guidance/protected-species-how-to-review-planning-applications

https://www.gov.uk/guidance/protected-species-how-to-review-planning-applications

https://www.gov.uk/guidance/wildlife-licences

https://www.gov.uk/government/publications/local-nature-recovery-strategies/local-nature-recovery-strategies

https://www.gov.uk/government/publications/local-nature-recovery-strategies/local-nature-recovery-strategies

https://www.gov.uk/government/publications/habitats-and-species-of-principal-importance-in-england

https://www.gov.uk/government/publications/habitats-and-species-of-principal-importance-in-england

https://www.buglife.org.uk/resources/habitat-hub/brownfield-hub/

https://www.data.gov.uk/dataset/8509c11a-de20-42e8-9ce4-b47e0ba47481/open-mosaic-habitat-draft

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1182995/NPPF_Sept_23.pdf

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1182995/NPPF_Sept_23.pdf
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Biodiversity Net Gain guidance (gov.uk) provides more information on biodiversity net gain and includes a 
link to the Biodiversity Net Gain Planning Practice Guidance (gov.uk). 


The statutory biodiversity metric should be used to calculate biodiversity losses and gains for terrestrial and 
intertidal habitats and can be used to inform any development project. We refer you to Calculate 
biodiversity value with the statutory biodiversity metric for more information. For minor development sites, 
The Small Sites Metric may be used where these sites meet the criteria to use this Small Sites Metric. This 
is a simplified version of the statutory biodiversity metric and is designed for use where certain criteria are 
met.   
 
The mitigation hierarchy as set out in paragraph 193 of the NPPF should be followed to firstly consider what 
existing habitats within the site can be retained or enhanced. Where on-site measures are not possible, 
provision off-site will need to be considered.   
 
Where off-site delivery of biodiversity gain is proposed on a special site designated for nature (e.g. a SSSI 
or habitats site) prior consent or assent may be required from Natural England.  More information is 
available on Sites of Special Scientific Interest: managing your land   
 
Development also provides opportunities to secure wider biodiversity enhancements and environmental 
gains, as outlined in the NPPF (paragraphs 8, 77, 109, 125, 187, 188, 192 and 193). Opportunities for 
enhancement might include incorporating features to support specific species within the design of new 
buildings such as swift or bat boxes or designing lighting to encourage wildlife. 


The Environmental Benefits from Nature Tool - Beta Test Version - JP038 (naturalengland.org.uk) may be 
used to identify opportunities to enhance wider benefits from nature and to avoid and minimise any negative 
impacts. It is designed to work alongside the statutory biodiversity metric.  


Natural environment - GOV.UK (www.gov.uk) provides further information on biodiversity net gain, the 
mitigation hierarchy and wider environmental net gain.  


Ancient woodland, ancient and veteran trees 
The local planning authority should consider any impacts on ancient woodland and ancient and veteran 
trees in line with paragraph 193 of the NPPF. The Natural England Access to Evidence - Ancient 
woodlands Map can help to identify ancient woodland. Natural England and the Forestry Commission have 
produced Ancient woodland, ancient trees and veteran trees: advice for making planning decisions - 
GOV.UK (www.gov.uk) (standing advice) for planning authorities. It should be considered when determining 
relevant planning applications. Natural England will only provide bespoke advice on ancient woodland, 
ancient and veteran trees where they form part of a Site of Special Scientific Interest or in exceptional 
circumstances. 
 
Best and most versatile agricultural land and soils  
Local planning authorities are responsible for ensuring that they have sufficient detailed agricultural land 
classification (ALC) information to apply NPPF policies (Paragraphs 187, 188). This is the case regardless 
of whether the proposed development is sufficiently large to consult Natural England. Further information is 
contained in the Guide to assessing development proposals on agricultural land - GOV.UK (www.gov.uk). 
Find open data - data.gov.uk on Agricultural Land Classification or use the information available on MAGIC 
(defra.gov.uk).  
 
The Defra Construction Code of Practice for the Sustainable Use of Soils on Construction Sites 
(publishing.service.gov.uk) provides guidance on soil protection, and we recommend its use in the design 
and construction of development, including any planning conditions. For mineral working and landfilling, we 
refer you to Reclaim minerals extraction and landfill sites to agriculture - GOV.UK (www.gov.uk), which 
provides guidance on soil protection for site restoration and aftercare. The Soils Guidance (quarrying.org) 
provides detailed guidance on soil handling for mineral sites.  
 



https://www.gov.uk/government/collections/biodiversity-net-gain

https://www.gov.uk/guidance/biodiversity-net-gain

https://www.gov.uk/guidance/biodiversity-metric-calculate-the-biodiversity-net-gain-of-a-project-or-development

https://www.gov.uk/guidance/biodiversity-metric-calculate-the-biodiversity-net-gain-of-a-project-or-development

https://www.gov.uk/government/publications/statutory-biodiversity-metric-tools-and-guides

https://www.gov.uk/guidance/protected-areas-sites-of-special-scientific-interest

http://nepubprod.appspot.com/publication/6414097026646016

https://www.gov.uk/guidance/natural-environment

https://publications.naturalengland.org.uk/map?category=552039

https://publications.naturalengland.org.uk/map?category=552039

https://www.gov.uk/guidance/ancient-woodland-and-veteran-trees-protection-surveys-licences

https://www.gov.uk/guidance/ancient-woodland-and-veteran-trees-protection-surveys-licences

https://www.gov.uk/government/publications/agricultural-land-assess-proposals-for-development/guide-to-assessing-development-proposals-on-agricultural-land

https://www.data.gov.uk/dataset/8509c11a-de20-42e8-9ce4-b47e0ba47481/open-mosaic-habitat-draft

https://magic.defra.gov.uk/

https://magic.defra.gov.uk/

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/716510/pb13298-code-of-practice-090910.pdf

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/716510/pb13298-code-of-practice-090910.pdf

https://www.gov.uk/government/publications/reclaim-minerals-extraction-and-landfill-sites-to-agriculture/guide-to-reclaiming-mineral-extraction-and-landfill-sites-to-agriculture

https://www.quarrying.org/soils-guidance
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Should the development proceed, we advise that the developer uses an appropriately experienced soil 
specialist to advise on, and supervise soil handling, including identifying when soils are dry enough to be 
handled and how to make the best use of soils on site.  
 
Green Infrastructure 
For evidence-based advice and tools on how to design, deliver and manage green and blue infrastructure 
(GI) we refer you to Green Infrastructure Home (naturalengland.org.uk) (the Green Infrastructure 
Framework). GI should create and maintain green liveable places that enable people to experience and 
connect with nature, and that offer everyone, wherever they live, access to good quality parks, 
greenspaces, recreational, walking and cycling routes that are inclusive, safe, welcoming, well-managed 
and accessible for all. GI provision should enhance ecological networks, support ecosystems services and 
connect as a living network at local, regional and national scales.  
  
Development should be designed to meet the 15 GI How Principles (naturalengland.org.uk). The GI 
Standards can be used to inform the quality, quantity and type of GI to be provided. Major development 
should have a GI plan including a long-term delivery and management plan. Relevant aspects of local 
authority GI strategies should be delivered where appropriate. 
 
The Green Infrastructure Map (naturalengland.org.uk) and GI Mapping Analysis (naturalengland.org.uk) are 
GI mapping resources that can be used to help assess deficiencies in greenspace provision and identify 
priority locations for new GI provision.  
 
Access and Recreation: 
Natural England encourages any proposal to incorporate measures to help improve people’s access to the 
natural environment. Measures such as reinstating existing footpaths, together with the creation of new 
footpaths and bridleways should be considered. Links to urban fringe areas should also be explored to 
strengthen access networks, reduce fragmentation, and promote wider green infrastructure.  
  
Rights of Way, Access land, Coastal access and National Trails: 
Paragraphs 105, 185, 187 and 193 of the NPPF highlight the important of public rights of way and access. 
Development should consider potential impacts on access land, common land, rights of way and coastal 
access routes in the vicinity of the development. 
 
Consideration should also be given to the potential impacts on any nearby National Trails. We refer you to 
Find your perfect trail, and discover the land of myths and legend - National Trails for information including 
contact details for the National Trail Officer. 
 
The King Charles III England Coast Path (KCIIIECP) is a National Trail around the whole of the English 
Coast. It has an associated coastal margin subject to public access rights. Parts of the KCIIIECP are not on 
Public Rights of Way but are subject to public access rights. Consideration should be given to the impact of 
any development on the KCIIIECP and the benefits of maintaining a continuous coastal route. 
 
Appropriate mitigation measures should be incorporated for any adverse impacts on Rights of Way, Access 
land, Coastal access, and National Trails. 
  
Further information is set out in the Planning Practice Guidance on the Natural environment - GOV.UK 
(www.gov.uk). 


 
 


 


 


 


 
 



https://designatedsites.naturalengland.org.uk/GreenInfrastructure/Home.aspx

https://designatedsites.naturalengland.org.uk/GreenInfrastructure/Principles/HowPrinciples.aspx

https://designatedsites.naturalengland.org.uk/GreenInfrastructure/Map.aspx

https://designatedsites.naturalengland.org.uk/GreenInfrastructure/MappingAnalysis.aspx

https://www.nationaltrail.co.uk/

https://www.gov.uk/guidance/natural-environment

https://www.gov.uk/guidance/natural-environment



