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Seaford Town Council’s Response to Lewes Local Plan Consultation February 2025
Site Allocations
ESAP 18 – Talland Parade
Response: Seaford Town Council welcomes this site allocation. 
ESAP 19 – Mardon Court 
Response: Seaford Town Council’s only concern for this site allocation is the viability of affordable housing. 
Evidence: The land prices in Seaford are high, being a highly sought-after seaside destination town. A development on the seafront, offering an unspoiled beach on the doorstep and sea views, represents highly desirable real estate and thus is highly unlikely to provide the affordable housing requirement stated in Policy H3. 
ESAP 20 – Former St John’s School
Response: Seaford Town Council recognises that development of this site is needed, however the proposal is too large and not acceptable or in keeping with the area. The Town Council strongly objects to the proposal of 105 residential dwellings at this site allocation. 
Evidence: 
Housing Density 
This is a designated Area of Established Character (AEC) in both the Lewes Local Plan and the Seaford Neighbourhood Plan (policy SEA5). The housing density proposed (105 dwellings) will overwhelm the Firle Road area and have a major detrimental impact on existing residential amenities and character.
The proposed housing density is over four times denser than that adopted to date for development in Firle Road which completely disregards the Area of Established Character. If the developable area is to be developed, it should reflect the low density of its surroundings in order to retain at least some of the qualities which led to the AEC being designated.
Traffic and Public Transport
This area has limited vehicle and public transport. Major roads serving Seaford (A259, A26 and A27) are already at capacity, which is causing major disruption to traffic and most alarmingly, having a catastrophic impact on emergency services. 
The additional traffic which would be generated from 105 dwellings would have to use the existing road, which is not up to adoptable standard, inadequate in width and already not safe for pedestrians. 
Firle road is flanked by some undulating grass verge, (in places on one side only) for the majority of its length, with only a limited amount of pavement around the Bowden Rise Estate. The verge is unsuitable for pedestrians in the winter due to its unevenness, and unsuitable all year round for families with wheelchairs and pushchairs. The majority of pedestrians walk in the road all year round because of this.
The fact that Firle Road does not have pavement and the road itself being open and similar to a country lane contributes to the Area of Established Character. Dense development of the area which might include changes to the road or pavements would significantly distract from the character of the area. 
Although public transport is available in Seaford, this site is situated a significant distance from the town centre so is not close enough for residents in that area to access the main bus routes (closest stop 1.1km distance) or train station (1.6km distance). 
Healthcare
The health service provision in Seaford is already at capacity. There are only two GP practices, both of which are not taking on new patients, and no minor injuries unit. The Town Council already has major concerns surrounding the lack of health services available for current residents. Some are having to travel a significant distance to access crucial services and those with mobility and/or mental health difficulties are struggling to get the support they need. 
The Ambulance Service in Seaford is already overwhelmed as a result of people not being able to access primary and secondary care, which is having a catastrophic impact on ambulance waiting times. 
Another 105 dwellings squeezed into an insufficiently sized site, in an inaccessible area of the town, in a town where its health services are already at capacity, will likely have a devastating effect on residents and the emergency services.
Greenspace & Sports Facilities
The site specific considerations in the proposal state “[the site] is identified for 105 residential dwellings. Planning permissions will not be granted for any other uses.” Seaford Town Council is strongly opposed to any development of this site which fails to include a substantial portion of recreational space. 
Seaford has an alarming deficit of recreation space for the size of the town’s population. It is understood that a District-wide survey of open/green space is being carried out to inform policies in future phases of the Plan. Whilst this is encouraging, there is a compelling need in Seaford for additional recreational land, and until an Open Spaces Policy Officer is appointed and an Open Spaces Policy presented, the Town Council urges for a halt on all pre planning and planning applications for affected sites in Seaford. 
In 2020, Lewes District Council benefitted from a commuted payment of £350,000 from Bellways to replace valuable public sports facilities lost to the former Newlands School development. Despite strenuous efforts, there has been little progress in finding a site to use this sum to provide the much-needed facilities. Seaford residents, in particular local children, need these facilities. 
As an example, Seaford Town Football Club has over 40 teams, with an all-inclusive mix of girls, boys, young, old, and disability teams. They continually struggle for pitch space in Seaford and now routinely travel to Seahaven Academy in Newhaven because there is simply not enough provision in Seaford. Football is growing in popularity in the town, especially with children, and there are simply not enough football pitches to satisfy the need.
The closure of the former St John’s School and the availability of the site offers a unique and fleeting opportunity to resolve the shortage of sports and recreational facilities in the town by requiring the dedication of the undeveloped land to the public as a quid pro quo for consent for housing. 
The land should be retained partly as informal green space and partly as public sports facilities (the facilities are already there) using the Newlands s106 monies and any other available funding. This would help LDC to satisfy point 104 of the National Planning Policy Framework which requires that “Existing open space, sports and recreational buildings and land, including playing fields and formal play spaces, should not be built on”. 
Any concerns over the impact of public use on residential amenity could be dealt with through the strict use of a Travel Plan, for example requiring access mainly through minibuses for sports use and limited access for private cars. 
Sustainable Construction 
The proposal of 105 residential dwellings at this site goes against proposed policy CC6 which states at point A “Wherever possible reusing or adapting existing buildings”.
The former St John’s School building could be sustainably redeveloped using the existing building for an appropriate number of residential flats, keeping the existing recreational spaces already available at the site, whilst respecting the Area of Established Character.
ESAP 21 – Land to the South of Chyngton Way
Response: Seaford Town Council strongly objects to the inclusion of site allocation ESAP 21 and requests for its removal entirely. 
Evidence: 
Greenspace and Location 
This area is the gateway to an increasingly popular, very well- visited and world-famous view point which must be protected. 
 The Lewes Local Plan does not appear to acknowledge or accommodate that parts of Seaford are within, or adjoining, the South Downs National Park and the considerations that should be made as a result of this. This site area is an invaluable buffer between the built form of Seaford and the National Park.
The site area acts as a ‘visitor hub’ to access tourist hot spots such as: South Hill Barn; the Sussex Heritage Coast at Seaford Head to the Seven Sisters and Beachy Head; the King Charles III England Coast Path National Trail; the National Cycle Network; Vanguard Way; and the new Avenue Verte.
This is also an important and popular area for people to enjoy one of England’s two International Dark Sky Reserves. The Local Plan states that Seaford is not in a Dark Skies area, but parts of Seaford are in the SDNP and thus the dark skies area, including Bishopstone Village and the town’s two golf courses, for example. This site at Chyngton Way abuts onto the Transition Zone of the dark skies reserve. The transition zone is described by the South Downs National Park Authority (SDNPA) within the Dark Night Skies Technical Advice Note as ‘areas that lie between dark zones and the urban environment. While the skies are relatively brighter it is still important to reduce light pollution as these areas have the potential to become dark zones in the future.’ The proposal to introduce dwellings on this site would pose a threat to reducing the light pollution within the transition zone. SDNPA state: “We think our star-studded skies overhead are as valuable as our beautiful rolling landscapes and, with properly dark skies in the South East of England under threat, this is a statement that the skies of the South Downs are worth protecting.” 
No amount of landscaping could possibly mitigate the huge adverse impact that the development of this site would have on what has become the most important visitor hub on the Downland between the Seaford and Eastbourne seafronts. 
Any development, even allowing for a low density of approx.15 dwellings per hectare, would have a severe detrimental impact on the adjacent National Park and the open character of the area. 
South Hill Barn and Visitors
South Hill Barn itself is a major local asset owned by Seaford Town Council. There are long-standing plans to refurbish it and bring it into beneficial use for community and cultural purposes. 
Seaford Town Council acknowledges however any such uses will have to be restricted in line with the sensitive nature of the area. The proposed uses would be directly in line with the second purpose of National Park designation, i.e. to promote opportunities for public understanding and enjoyment of the special qualities of the parks.
The proposed allocation of the Chyngton Way site for development would have a seriously detrimental visual impact on the Barn and would downgrade the high existing quality of the Park’s character and landscape quality in this area. 
As mentioned above, the area has become a popular hub for visitors local and international due to its accessibility. For many people with limited mobility, it can be the only part of the National Park they can access. 
The area grew in popularity greatly during the Covid lockdowns and has retained that popularity due to an increase in people enjoying UK-based ‘staycations’ alongside internationally popular films that were filmed at the iconic beauty spots that this area provides a gateway to. 
The area now attracts coachloads of visitors on a daily basis, particularly as many other sites in the local area such as the National Trust site at Birling Gap and the SDNPA/UK Forestry site at the Seven Sisters Centre have banned coaches. The area must therefore be protected, not just for Seaford but for the country as this area plays an invaluable role in protecting, and making accessible, one of the country’s most iconic views.
Traffic and Public Transport 
It is an exposed site, adjacent to the SDNP boundary with limited access, serving a level of vehicular traffic which regularly overwhelms the car park adjacent to South Hill Barn. It is also frequented by walkers, often generating parking congestion on nearby roads. These problems would be massively exacerbated and the area would be overwhelmed by the proposed development and an influx of yet more resident’s cars.
This area has very limited public transport, there is one local bus twice per week. As this site is situated a significant distance from the town centre it is not close enough for residents in that area to access the train station (2.5km distance). 
Against Policies - National Planning Policy Framework, Lewes District Local Plan, South Downs National Park Local Plan and Seaford Neighbourhood Plan
In policy terms the allocation of the site would be totally contrary to Chapter 15 of the NPPF and in particular para 190 due to the aforementioned harm to the character and landscape quality of the adjoining downland.
In addition, it would be contrary to:
LDC draft policies:
· SDS1 – It will not be conserving and enhancing the natural, built and historic environment, including landscapes. It is also not a sustainable area
· SDS2 – point 8 – contribute to the protection and enhancement of the natural environment. Point 12 – Conserve and enhance the significance of heritage assets and their setting
· D3 – It is against the landscape character
· NE1 – Protecting the natural environment
· NE2 – Green, Blue Infrastructure. There is a requirement to protect GBI across boundaries
· IC6 – not in a sustainable transport area. There is one bus twice a week.
· IC9 – the development would adversely affect the character of an existing public right of way.
SDNP draft policies:
· SD4 – Landscape Character (this includes developments that are within the setting of the national park)
· SD6 – Safeguarding views – Landmark views to and from viewpoints
· SD7 – Relative Tranquillity – consider visual and aural environment in the immediate vicinity of development
· SD8 – Dark Skies
NPPF paragraphs:
· 187
· 188
· 189
· 190
· 191
Seaford Neighbourhood Plan policies:
· SEA1
· SEA5
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