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Appeal Decision 
Site visit made on 9 June 2015 

by C A Newmarch  BA(Hons) MRICS MRTPI 

an Inspector appointed by the Secretary of State for Communities and Local Government 

Decision date: 24 June 2015 

 

Appeal Ref: APP/C1435/W/14/3001952 
Highlands Inn, Eastbourne Road, Ridgewood, Uckfield TN22 5SP 

 The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant planning permission. 

 The appeal is made by Spirit Pub Company and PH Land and Developments against the 

decision of Wealden District Council. 

 The application Ref WD/2014/1091/F, dated 21 May 2014, was refused by notice dated 

24 October 2014. 

 The development proposed is the construction of new, local needs, convenience shop 

(Use Class A1), new car parking, revised access arrangements, new beer garden and 

other associated works. 
 

Decision 

1. The appeal is dismissed. 

Procedural matter 

2. The Council refused the application for three reasons.  Its second and third 
refusal reasons related to the use of the site for retailing and parking and 
highway safety matters.  The Council withdrew these refusal reasons and 

issued a revised decision notice following a committee resolution on  
18 December 2014.  The Council offers no evidence on the matters included in 

the second and third refusal reasons on its original decision notice.  I have 
taken account of the strong feelings of local residents, but from all I have seen 
and read, I have no reason to disagree with the Council on these matters.  

Accordingly, my decision relates only to the Council’s first refusal reason.   

Main Issue 

3. The main issue is the effect on the character and appearance of the area.   

Reasons 

4. The site comprises part of the car park and amenity area within the curtilage of 

the Highlands Inn at the roundabout junction of Lewes Road, Eastbourne Road, 
and New Town Road.  The part of the site on which the convenience store 

would be erected is prominent in each of these streets when approaching the 
roundabout, although the Highlands Inn itself is most visible in views from New 
Town Road from the north due to its elevated position and the topography of 

the site and surrounding area.   

5. The Public House has a traditional appearance, but is of little architectural 

merit.  While it is a local landmark, it does not have heritage significance in the 
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sense of being a listed building or within a Conservation Area.  Although the 

convenience store would screen views of the Public House from the north, this, 
in itself, would not be materially harmful to the character and appearance of 

the area.   

6. Similarly, the part of the site on which the store would be erected makes little 
contribution to the street scene, since it is dominated by parked vehicles and a 

refuse store.  Although it is an open area, which includes some vestiges of the 
earlier woodland along the Eastbourne Road and grassed verges to the rear of 

the footways along both Eastbourne and Lewes Roads, it does not amount to a 
green space.   

7. The proposed convenience store would have an overall height of around 6m 

above the natural ground level.  I accept that the elevations and roof would be 
articulated by a series of bays with lower roof projections, and that glazing 

would be incorporated in all of the elevations apart that facing Lewes Road.  
The convenience store would be on land which is some 1.5m to 2.0m lower 
than the level of Lewes Road and much of the roundabout, but the benefit in 

terms of its visual impact would be no more than slight.   

8. The building would be approximately 1500mm from the site boundary at its 

north-eastern corner, and around 2500mm from the north-western boundary.  
The corners of the northern elevation of the building would be immediately 
adjacent to the bottom of the existing bank around the site.  The building 

would dominate the public footway in around this part of the site, together with 
views from New Town Road.  The store would be a discordant, bulky addition to 

the street scene.   

9. There is no uniformity of design, layout or architectural style in the immediate 
area.  Nonetheless, it is predominantly residential in character, although there 

is an engineering works nearby in Eastbourne Road.  While glimpses of a large 
brick building to the rear of the engineering works are visible from the public 

domain, the frontage of the works is in keeping with its setting.  By contrast, 
the height and bulk of the convenience store, with its coloured profiled sheeting 
roof, would be a dominant feature in a highly visible location. 

10. The design of the proposed convenience store has evolved through proactive 
discussions between the appellant and the Council’s officers, but the elected 

councillors are entitled to reach a different conclusion.  In this instance, the 
proposed building would fail to reinforce the local character, which derives from 
the mainly domestically scaled buildings, the use of traditional materials, 

including bricks, brown roof tiles, painted render, painted window frames and 
red tile hanging, and the abundant planting between the dwellings and the 

highway.  It would, therefore, be materially harmful to the character and 
appearance of the area.  It would conflict policy WCS14 of the Core Strategy 

Local Plan (2013), which provides, among other things, that the planning 
permission will be granted unless material considerations indicate otherwise.   

Other matters 

11. It is submitted that the convenience store would underpin rather than harm the 
operation of the Highlands Inn.  It would provide employment and retail 

facilities in the area. As such, it would contribute to both the economic and 
social roles of the development.   
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12. I have considered the appellant’s fallback position that the use of the Highlands 

Inn building could be changed to a store with a larger car park.  However, to be 
given significant weight, there must be a reasonable prospect that the fallback 

would be implemented.  In this instance, the appellant concedes that it has no 
plans to implement its fallback position at the present time.   

13. Since the submission of the appeal, the Uckfield Neighbourhood Plan Steering 

Group had made a nomination to register the site as an Asset of Community 
Value.  It refers to the role of the Highlands Inn as a social hub and the open 

space provided by the car park and garden.  However, while it is a material 
consideration, I give it little weight as the Public House, a beer garden and car 
parking would remain.  It is not a determinative matter.   

Conclusions 

14. Although the convenience store would contribute to economic and social roles 

of development, these are outweighed by the material harm identified to the 
character and appearance of the area.  The adverse impacts of the 
development would, therefore, significantly and demonstrably outweigh the 

benefits.  I have taken account of all other matters raised, including the 
support for the proposal from some local residents, but these do not outweigh 

the conflict with the development plan and the National Planning Policy 
Framework.   
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