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Lewes District Local Plan: Issues & Options 
Consultation 

TOPIC PAPERS 
 
A series of Topic Papers have been prepared to support the Lewes District Local Plan 
Issues and Options Consultation and assist you in understanding the issues and options 
facing Lewes District (outside of the South Downs National Park) by providing more 
details on the topic address in the consultation. The topic papers are as follows: 
 

 

Topic Paper 1 Tackling Climate Change 

 

Topic Paper 2 Protecting and Enhancing the Quality of the 
Environment 

 

Topic Paper 3 Accommodating and Delivering Growth 

 

Topic Paper 4 Improving Access to Housing 

 

Topic Paper 5 Promoting a Prosperous Economy and Building 
Community Wealth 

 

Topic Paper 6 Creating Healthy Sustainable Communities with 
Infrastructure 

 
All of the topic papers are available on-line via the Council’s consultation portal.  
 
The topic papers are factual in nature and set out how the topic is covered in current local 
plan policies, the national planning policy context, how the related issues are addressed in 
the Lewes District Council Corporate Plan and other strategies, what current evidence and 
data tells us about the topic, and provides details on the issues raised from these. The 
questions arising from the topic papers are posed within the Issues & Options document. 
As such we are not seeking comment on these topic papers.  
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Topic Paper 3: Accommodating and 
Delivering Growth 

1. Introduction 
  
1.1 A key consideration for the new Local Plan will be the extent and distribution of 

development within the plan area. This is known as the ‘spatial strategy’. It means 
setting out the strategic policies and site allocations to meet the needs of the area 
over the period to 2040, most notably in terms of housing and employment 
provision.  

 
1.2 The spatial strategy needs to achieve a balance between the ‘drivers’ of change 

and growth (e.g. demographic projections and housing market pressures) and the 
‘capacity’ of the area to accommodate growth (e.g. environmental designations, 
flood risk, and infrastructure delivery). It also needs to take into account the area’s 
ability to provide the job opportunities that will support sustainable growth and 
prosperity. 

 
1.3 This Topic Paper has been prepared to explore the broad range of options for 

accommodating development growth to meet our local housing and employment 
needs. At this stage of the process, the consultation relates to general locations, 
not specific sites. All the options will be assessed against the Council’s aims and 
priorities, together with the objectives set out in its Local Plan Sustainability 
Appraisal, prior to selecting the preferred spatial strategy. 

2. The Existing Spatial Strategy 
  
2.1 The existing spatial strategy is set out in the Lewes District Local Plan Part 1: Joint 

Core Strategy 2010-2030 (LPP1)1. This was produced in partnership with the 
South Downs National Park Authority and covers the whole district.  The level and 
distribution of housing growth to be delivered is identified in Spatial Policy 1 
(Provision of housing and employment land) and Spatial Policy 2 (Distribution of 
housing). These policies identify a housing requirement of 6,900 net additional 
dwellings (or 345 dwellings per annum) between 2010 and 2030. 

 
2.2 The existing strategy seeks to focus housing growth within the most sustainable 

settlements, based upon their accessibility and the range of employment 
opportunities, services and community facilities they offer. This approach aims to 
promote the vitality of the town centres and facilitate the fullest possible use of 
public transport, walking and cycling, thereby helping to reduce the need to travel 

 

1 Lewes District Local Plan Part 1: Joint Core Strategy 2010-2030 
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by car and hence the rise in carbon emissions. It is also seeks to make the best 
use of existing infrastructure and help support urban regeneration. 

 
2.3 Accordingly, the existing strategy aims to deliver the majority (82%) of the 

identified housing requirement on sites within or on the edges of Lewes, 
Newhaven, Peacehaven, Seaford, Haywards Heath and Burgess Hill. It directs the 
remaining housing growth to the district’s larger villages, recognising the need to 
enhance and maintain thriving rural communities.  In terms of employment 
floorspace requirements, the majority of provision is located within the towns of 
Lewes, Newhaven, Peacehaven and Seaford (N.B. Lewes town is now covered by 
planning policies the South Downs Local Plan, adopted in 2019).     

3. National Planning Policy and Guidance 
 
3.1 The Government’s National Planning Policy Framework (NPPF) sets out a number 

of policies in relation to developing spatial strategies that local planning authorities 
must take into account in the preparation of their local plans. These can be 
summarised as follows: 

 
 Plans should positively seek opportunities to meet the development needs of 

their area (para.11) 
 
 Strategic policies should set out an overall strategy for the pattern, scale and 

quality of development, and make sufficient provision for housing, 
employment and infrastructure (para.20) 

 
 Local plans must provide a strategy which, as a minimum, seeks to meet the 

area’s objectively assessed needs (para.35) 
 

 To support the Government’s objective of significantly boosting the supply of 
homes, it is important that a sufficient amount and variety of land can come 
forward where it is needed (para.59) 

 
 To determine the minimum number of homes needed, strategic policies 

should be informed by a local housing need assessment, conducted using 
the standard method in national planning guidance. Any needs that cannot 
be met within neighbouring areas should also be taken into account in 
establishing the amount of housing to be planned for (para.60) 

 
 Strategic policy-making authorities should establish a housing requirement 

figure for their whole area, which shows the extent to which their identified 
housing need (and any needs that cannot be met within neighbouring  areas) 
can be met over the plan period (para.65) 

 
 Within this overall requirement, strategic policies should also set out a 

housing requirement for designated neighbourhood areas (para.65) 
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 The supply of large numbers of new homes can often best be achieved 

through planning for larger scale development, such as new settlements or 
significant extensions to existing villages and towns, provided they are well 
located and designed, and supported by the necessary infrastructure and 
facilities (para.72) 

 
 To promote sustainable development in rural areas, housing should be 

located where it will enhance or maintain the vitality of rural communities 
(para.78)  

 
 Significant development should be focussed on locations which are or can be 

made sustainable, through limiting the need to travel and offering a genuine 
choice of transport modes (para.103) 

 
 Strategic policies should set out a clear strategy for accommodating 

objectively-assessed needs in a way that makes as much use as possible of 
previously developed or ‘brownfield’ land (para.117) 

 
 Plans should apply a sequential, risk-based approach to the location of 

development so as to avoid, where possible, flood risk to people and 
property (para.157)  

 
3.2 The Government’s Planning Practice Guidance (PPG) states that authorities 

preparing local plans should assess future needs and opportunities for their area, 
explore and identify options for addressing these, and then set out their preferred 
approach. It sets out how local planning authorities should use the standard 
method to calculate a minimum annual local housing need figure.  

 
3.3 The PPG also points out that assessing housing need is the first step in the 

process of deciding how many homes to be planned for. It should be undertaken 
separately from assessing land availability, establishing a housing requirement 
figure and preparing policies, such as site allocation, to address this. 

 
3.4 Whilst the Government expects local planning authorities to use the standard 

method, the PPG acknowledges that where strategic policy-making authorities do 
not align with local authority boundaries, an alternative approach to identifying 
local housing need can be used. 

4. Council Corporate Plan 2020-24 
 
4.1 The Corporate Plan sets out the District Council’s priorities over a four year period 

from 2020 to 2024. The new Local Plan has an important role in helping to achieve 
the aims and aspirations identified in the Corporate Plan. These are focussed on: 

 Providing leadership to the district on tackling the climate emergency 

 Creating sustainable community wealth 
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 Building homes you can afford to live in  

 
4.2 The Council aims to become a net zero carbon and climate resilient council and 

district by 2030. This will be achieved through a range of projects and initiatives, 
including producing the greenest Local Plan, putting sustainability at the heart of 
the local planning process, providing a well-managed and protected local 
environment, and achieving cleaner air across the district. 

 
4.3 The Council also aims to identify housing needs, deliver new homes and stabilise 

local housing markets in order to help sustain communities and tackle the 
inequalities faced by many of its residents. It is committed to: 

 supporting the provision of social, affordable, sustainable, energy and resource 
efficient, climate resilient housing 

 building more rented council homes, including in the villages 

 using the planning system to support the delivery of affordable housing 

 increasing housing in the district through innovation, including modular housing 
and developing infill sites 

 opening up access to quality housing options for low and middle income 
residents    

 

5. Other Strategies 
 
5.1 A key document is the second version of the Local Strategic Statement (LSS2), 

which was produced by the Coastal West Sussex authorities, together with Lewes 
District Council and Brighton & Hove City Council, to provide the sub-regional 
context for delivering sustainable growth for the period up to 2031. LSS2 was 
signed off by the Strategic Planning Board in 2016 and sets out the long term 
objectives and spatial priorities to be addressed through a coordinated approach 
across the area in terms of planning and investment. 

 
5.2 The third revision to the Local Strategic Statement (LSS3) is now in the early 

stages of preparation. This will influence all of the constituent local plans and help 
to guide the future location and delivery of development across the sub-region 
over the period to 2050. 

 
5.3 The Strategic Planning Board maintains a close working relationship with the 

Coast to Capital Local Enterprise Partnership (LEP) and the South East Local 
Enterprise Partnership (SELEP), particularly in relation to the LEPs’ priorities 
included in their Strategic Economic Plans. This is achieved through joint working 
between officers from the local planning authorities and the Partnership’s technical 
support groups. Similarly, there are close links with the Greater Brighton Economic 
Board, a partnership across the public and private sectors, which grew from the 
2014 City Deal. 
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5.4 Since the publication of the LSS2, the ’geography’ of the Strategic Planning Board 
has been extended and now represents the local planning authorities of Adur, 
Arun, Brighton & Hove, Chichester, Crawley, Horsham, Lewes, Mid Sussex, 
Worthing, together with West Sussex County Council and the South Downs 
National Park Authority. A Memorandum of Understanding has been signed by all 
these authorities, committing them to continue to actively engage on an ongoing 
basis with other local authorities and organisations to address sub-regional issues 
and to work together to explore longer-term solutions for housing delivery. 

 
5.5 The East Sussex Strategic Planning Members Group also encourages the 

development of collaborative solutions to strategic cross-boundary development 
issues. 

6. Housing Need 
  
6.1 Accommodating the scale of housing need that the Government has identified for 

Lewes District is one of the most significant challenges facing the Council. The 
current housing requirement was established by the LPP1, which identifies a 
delivery target of 345 dwellings each year, or 6,900 dwellings between 2010 and 
2030. Outside of the South Downs National Park (i.e. within the new plan area), 
the target is 275 dwellings each year, or 5,494 dwellings between 2010 and 2030. 

 
6.2 The new Local Plan must now use the Government’s housing need figure as a 

starting point for planning for the future. The Council has no choice in this. All 
Local Plans are examined to assess whether they are ‘sound’. This means that 
they must be consistent with the NPPF and positively prepared, i.e. they must 
provide a strategy which, as a minimum, seeks to meet the area’s objectively 
assessed housing need using the Government’s standard method. If the Local 
Plan is found not ‘sound’ and fails at examination, we will have to carry out the 
entire preparation process again. 

 
6.3 The Government’s standard method for calculating the local housing need 

produces a figure of 782 dwellings each year or 15,640 dwellings over the new 
plan period between 2020 and 2040. This housing need figure is for the whole of 
Lewes District. The standard method cannot provide a figure for the part of Lewes 
District that is outside of the South Downs National Park. However, Planning 
Practice Guidance2 states that where strategic policy-making authorities do not 
align with local authority boundaries, an alternative approach to identifying local 
housing need will have to be used, and such authorities may identify a housing 
need figure using a method determined locally.  

6.4 The Council has published its Approach to Local Housing Need for Lewes district 
outside the South Downs National Park for the purposes of the Five Year Housing 
Land Supply (May 2021). This sets out a locally derived method for calculating 
local housing need for the plan area that will be used to assess the five year 

 

2 PPG: Housing and economic development needs assessment, Paragraph: 014 Reference 1D: 2a-014-
20190220 
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housing land supply prior to the preparation of the new local plan. This results in a 
locally derived housing requirement figure of 602 homes per year (or 12,040 
homes between 2020 and 2040). However, further work will need to be undertaken 
to determine whether or not this figure is appropriate for the purposes of plan-
making.  

 
6.5 The housing need figure is an unconstrained assessment of the number of homes 

needed in the plan area; it does not necessarily represent the housing delivery 
requirement, which will eventually be determined through the Local Plan process. 
The housing need figure may also change over time because the inputs to the 
Government’s standard method, such as population projections and affordability 
data, are variable. 

 
6.6 However, it is evident that a local housing need of 602 dwellings each year is 

considerably higher than the current rate of housebuilding within the plan area 
(242 dwellings in 2019/20).  We therefore need to explore what scale of housing 
growth can be delivered within the Local Plan area and what the implications may 
be in terms of addressing the Council’s priorities and delivering a sustainable 
pattern of development. 

 
6.7 If it is demonstrated that our local housing need cannot be accommodated in 

sustainable locations within the plan area, then we will need to talk to neighbouring 
authorities about whether there is any potential to accommodate our unmet need. 
Some adjacent authorities are in a similar position. There are likely to be requests 
from other authorities, such as Brighton & Hove City Council, to help meet the 
housing needs within their areas.   

7. Constraints to Growth  
 
7.1 Environmental and landscape designations, areas at risk of flooding or coastal 

erosion, and the capacity of critical infrastructure represent significant constraints 
to the identification and delivery of sustainable sites for new housing within the 
plan area. This was acknowledged at the LPP1 examination in public in 2015, 
when the Local Plan Inspector concluded that the Lewes District’s local housing 
need could not be met in full without unacceptable environmental consequences 
that would be contrary to the policies and guidance in the NPPF and PPG. 

 
7.2 The LPP1 covered the whole of the district and was prepared jointly with the South 

Downs National Park Authority. The most significant environmental constraint to 
the capacity of the district to accommodate its housing need was therefore the 
South Downs National Park, which covers 56% of the district and has the highest 
status of protection in relation to landscape and scenic beauty. Consequently, the 
scale and extent of potential housing growth within the National Park was 
necessarily very limited.  

 
7.3  The South Downs National Park falls outside of the area of the new Lewes District 

Local Plan. Nevertheless, the Council has a statutory duty to have regard to the 
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purposes of the National Park in carrying out its planning functions3. These 
purposes are: 

 to conserve and enhance the natural beauty, wildlife and cultural heritage of 
the area 

 to promote opportunities for the understanding and enjoyment of the special 
qualities of the National Park by the public  

 
 7.4 They must therefore be taken into account in evaluating potential growth options, 

especially on the edge of the National Park, where development could have a 
harmful impact upon its landscape, wildlife, cultural heritage or special qualities. A 
number of local landscape studies4, for example, have identified the importance of 
the unspoilt Low Weald countryside in panoramic views from northern chalk 
escarpment of the Downs. Other studies5 have demonstrated the significant 
contribution that the character of the rural road network makes to the special 
qualities of the National Park, and how increases in traffic movements on this 
network could have a harmful impact in this respect.  

 

 Other environmental designations 

 
7.5 Section 40 of the Natural Environment and Rural Communities Act 2006 places a 

duty on all public authorities in England and Wales to have regard, in the exercise 
of their functions, to the purpose of conserving biodiversity. We therefore need to 
consider the potential impacts of development on protected wildlife sites within and 
near to the plan area. 

 
7.6 There is one internationally designated and three European designated wildlife 

sites which could potentially be affected by development growth, as follows: 

 Pevensey Levels (Ramsar Site) 

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

 Lewes Downs (Special Area of Conservation) 

 Castle Hill (Special Area of Conservation)   

 
7.7 The above sites are all located outside of the plan area. However, a Habitat 

Regulations Assessment will need to be carried out if it is considered that the new 
Local Plan, in combination with other policies and proposals, is likely to have a 
significant effect on them. Significant increases in nitrogen deposition levels 
resulting from additional traffic movements on the A26 or B2192, for example, may 
potentially impact upon the Ashdown Forest or the Lewes Downs respectively.  

 

3 Section 11A(2) of the National Parks and Access to the Countryside Act 1949 and section 85 of the 
Countryside and Rights of Way Act 2000  

4 South Downs Landscape Character Assessment (SDILCA), East Sussex Landscape Character Assessment 
(ESCC), Lewes District Landscape Capacity Study (LDC/SDNPA)  

5 Roads in the South Downs (SDNPA)  
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7.8 Within the plan area itself, Chailey Common, Ditchling Common and the coastal 

cliffs between Brighton and Newhaven are designated as Sites of Special 
Scientific Interest (SSSI), which are given a high level of protection through both 
the planning system and legislation6. The plan area also includes three Local 
Nature Reserves and 49 Local Wildlife Sites. It also contains extensive areas of 
ancient woodland7, an irreplaceable habitat whose loss or deterioration should be 
avoided except in wholly exceptional circumstances. 

 

 Flood Risk 

 
7.9 Future housing growth must also be considered within the context of flood risk, 

which affects significant parts of the plan area. areas within and around Newhaven 
are vulnerable to both fluvial and tidal flooding, whilst parts of Seaford are at risk 
from coastal inundation by the sea. In the Low Weald, parts of Ringmer, Plumpton 
Green and Barcombe Mills are at risk of fluvial flooding, as well as localised 
surface water drainage problems. Much of the area around the River Ouse and its 
tributaries is classified as functional flood plan. An updated Strategic Flood Risk 
Assessment will be carried out to inform the preparation of the new plan.  

  

Infrastructure Capacity 

 
7.10 It is important to ensure that sufficient infrastructure is available to satisfactorily 

accommodate new development. A key constraint to housing growth in the plan 
area is the capacity of the local highway network to accommodate future traffic 
demands without an unacceptable deterioration in general operating or 
environmental conditions. This is particularly an issue in the coastal settlements of 
Newhaven and Peacehaven/Telscombe but also impacts upon the capacity of the 
Low Weald to accommodate further housing development. 

 
7.11 The A259 provides the principal road link between the coastal settlements in the 

plan area and suffers from problems of junction capacity and performance. The 
Newhaven Transport Study8 undertaken in 2011 demonstrated that current traffic 
demands on the Newhaven town centre one-way system, and also on the A259 to 
the west of Peacehaven, mean that there is only limited capacity on these parts of 
the highway network to accommodate an increase in demands arising from future 
housing growth in the coastal towns.  

  

 

6 Wildlife and Countryside Act 1981, Countryside and Rights of Way Act 2000 

7 Ancient Woodland Inventory for Lewes District 2010  

8 Newhaven Transport Study 2011 
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7.12 A major constraint to traffic flows on the A259 west of Peacehaven occurs at its 
junction with the B2123 (Rottingdean crossroads), where long queues of slow 
moving traffic are often experienced during peak periods. This junction is located 
within the boundaries of Brighton & Hove City, a unitary authority with its own 
transport responsibilities. The City Council has no proposals to improve the layout 
or operation of this junction. Queuing on its approaches will therefore continue to 
be a feature, unless substantial modal use shifts from car to bus and bicycle can 
be achieved in the future.  

 
7.13 A number of long term options have previously been explored by the Council and 

its partner authorities to determine whether the capacity constraints on the A259 
could be overcome by strategic infrastructure improvements that could potentially 
facilitate a greater level of housing growth in Peacehaven and Telscombe.  These 
options are summarised below. 

 
7.14 The possibility of constructing a new road to the north of Peacehaven and 

Rottingdean in order to relieve the A259 corridor has been explored jointly by the 
District Council, the National Park Authority, ESCC and Brighton & Hove City 
Council. However, it was agreed by all the authorities in 2015 that this is not a 
realistic or sustainable solution for the following reasons: 

 The new road would have an unacceptable impact upon the natural beauty, 
wildlife and cultural heritage of the South Downs National Park 

 The provision of additional road capacity would encourage people to transfer 
from other modes of transport to the car, in conflict with air quality and other 
sustainability objectives shared by all four local authorities 

 There could be a transfer of existing traffic from the A27 trunk road to the new 
road, resulting in adverse environmental impacts on the coastal communities 

 Public sector funding for such a scheme is not available and, due to the 
topography of the South Downs, the cost of construction would far exceed the 
amount that could be raised through developer contributions   

 
7.15 The possibility of constructing a new road around the south-western edge of 

Newhaven in order to relieve pressure on the critical junctions around the town 
centre ring road has also been explored9. This proposal was found to be unviable 
due to the difficulties of achieving the necessary land acquisition and the high 
costs of construction.  Consequently, the overall scheme could not be delivered 
without very significant levels of public sector funding. Furthermore, the proposal 
would not by itself resolve the issue of limited capacity on the A259 to the west of 
Peacehaven. 

 
7.16 Transport for the South East is a partnership established in 2017 to determine 

what transport infrastructure is needed to boost the region’s economy. It has 
commenced a study of the A27/A259 corridor to investigate issues, challenges and 
opportunities, and identify a shortlist of interventions to make life better for people, 

 

9 Physical Development Vision for Newhaven 2008 
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businesses and the environment. The outcome of this study is anticipated in 
September 2021 and will help to inform the preparation of the new Local Plan. 

 
7.17 Within the area north of the South Downs National Park, the small-scale rural 

nature of the local highway network is also a constraint to housing growth, as 
acknowledged by the LPP1 Inspector in his report following the examination in 
public. Furthermore, the ability of the wider highway network to accommodate 
further development in the Low Weald is likely to be constrained by junction 
capacity limits outside of the plan area itself, e.g. in Lewes town and Ditchling 
village. 

 
7.18 By 2030, forecast traffic growth will result in traffic volume exceeding existing 

junction capacity during peak hours at the A26/B2192 junction (Earwig Corner, 
Lewes), the A26/Church Lane junction (Malling Hill, Lewes) and the A277/A275 
junction (Lewes Prison Crossroads)10. An improvement to the A26/B2192 junction 
is being delivered by the Bishops Lane development in Ringmer to accommodate 
the additional traffic flows arising from the planned level of housing growth in the 
current Local Plan. Traffic signals are expected to alleviate congestion at the 
A26/Church Lane junction.   

 
7.19 However, no realistic or achievable solutions have been identified to mitigate the 

capacity problems at either the A277/A275 junction in Lewes or the B2112/B2116 
junction in Ditchling. 

 
7.20 It is acknowledged that the Newhaven and Lewes Town Transport Studies were 

commissioned 10 years ago and need to be updated. East Sussex County 
Council, in its role as the local transport authority, is developing a transport model 
to assess the implications of different development scenarios on the whole county 
highway network. This model will be used to assess options for growth and 
possible transport mitigation measures within and outside the plan area.  

8. Options for Growth 
 
8.1 In accordance with the NPPF, the Council needs to plan positively to meet the 

development needs of the plan area. Our starting point will be the Council’s Land 
Availability Assessment (LAA), which provides the mechanism by which the 
quantity and suitability of land available for development can be determined. We 
carried out a ‘Call for Sites’ in 2020 to enable landowners to submit their sites for 
consideration. A detailed assessment of these sites is currently being completed in 
order to establish which sites could potentially be used to support future 
development growth. 

 
8.2 In line with the Government’s priority to maximise the use of previously-developed 

(or ‘brownfield’) land, the Council’s Brownfield Land Register will also be used as 
evidence to inform the Council’s spatial strategy. The Covid-19 pandemic has 

 

10 Lewes Town Transport Study 2011 
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raised the possibility that there will be less demand for office space in the future, 
and changes in retailing will mean that shops will have to find new uses. We will be 
assessing these trends over the coming months to establish the potential for new 
housing from such sources. 

   
8.3 We have identified a number of broad options for accommodating development 

growth within the plan area, as outlined below. These options are not necessarily 
mutually exclusive. None of the options identified would deliver the number of new 
homes required to meet local needs and it is therefore possible that two or more 
will be combined to form the preferred spatial strategy. The options are: 

 Intensification of development within the coastal towns 

 Further outward expansion of Newhaven and Peacehaven 

 Urban extensions to Burgess Hill and Haywards Heath 

 Focussing growth on the most sustainable villages in the Low Weald 

 Dispersing growth across all villages in the Low Weald  

 A new settlement within the Low Weald 

 

Intensification of development within the coastal towns  

 
8.4 This option seeks to maximise as much growth as possible within the existing 

urban areas of Newhaven, Peacehaven/Telscombe and Seaford. It means that the 
majority of new development would take place through infilling opportunities and 
the redevelopment of brownfield sites, with the exception of housing already 
allocated on greenfield sites at Harbour Heights in Newhaven and Lower Hoddern 
Farm in Peacehaven. 

 
8.5 This approach would require an increase in density throughout the existing built-up 

areas of the coastal towns, with a focus on the achieving the highest densities in 
the most sustainable locations close to town centres, railway stations and the 
A259 bus corridor.  Taller buildings would be allowed in some locations, with 
employment growth focussed on existing town centres and industrial estates. 

 
8.6 A strong commitment to good quality design would be necessary to ensure that 

residential amenity is protected and adequate access to privacy and open spaces 
is maintained. This approach would also require the Council to take a pro-active 
role in identifying and helping to bring forward under-utilised or redundant land that 
may be suitable for meeting development needs. This may include identifying 
opportunities for land assembly and the use of compulsory purchase orders where 
necessary.   

 
8.7 Advantages of this option 
 

 New development would be directed to the most sustainable settlements with 
accessible employment opportunities, services and facilities 
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 Easier to facilitate walking, cycling and the use of public transport as real 
travel choices 

 Supports economic regeneration of the coastal towns 

 Promotes the vitality and viability of existing town centres 

 New or improved public transport provision likely to become more 
commercially viable 

 Cost efficient in terms of maximising the use of existing infrastructure and 
reducing the need for new provision 

 May reduce the need to develop greenfield sites and the loss of open 
countryside in the Low Weald 

 
8.8 Disadvantages of this option 
 

 The A259 coast road already suffers from congestion and delays at peak 
hours 

 Potential adverse impact on the Air Quality Management Areas in Newhaven 
and Rottingdean 

 Large areas of Newhaven and Seaford are at risk from flooding   

 There is a limited supply of brownfield sites and they take longer to be 
delivered 

 It can be challenging to achieve a suitable proportion of affordable housing on 
brownfield sites 

 Risk of overdevelopment affecting the character and amenities of existing 
residential areas 

 Potentially more pressure to develop existing open spaces, such as school 
playing fields and allotments 

 Limited opportunities for, or high cost of achieving, the provision of new 
community services and facilities, such as schools, outdoor playing space, or 
GP surgeries 

 Risk of further loss of employment land and premises to housing development 

 Less opportunity to provide affordable housing within rural communities   

 

Further outward expansion of Newhaven and Peacehaven 

 
8.9 There is only limited potential for the further outward expansion of the coastal 

towns, due their location between the English Channel and the South Downs 
National Park. The only remaining large-scale development opportunities within 
the plan area are at Peacehaven Heights and the Valley Road area of 
Peacehaven. Both areas are currently outside of the allocated settlement planning 
boundaries of the adopted Local Plan. 
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8.10 Peacehaven Heights is a predominantly undeveloped stretch of open coastline 

south of the A259 between Newhaven and Peacehaven. It is located immediately 
west of the Harbour Heights strategic housing allocation, which is currently 
undeveloped, at Newhaven11. The area includes a scattering of detached houses 
and a large caravan site, but is otherwise a mix of grassland, arable fields, scrub 
and woodland. The Brighton to Newhaven Cliffs SSSI and two designated Local 
Wildlife Sites represent a significant constraint to development in this location. 

 
8.11 The Valley Road area is located to the north of Peacehaven, between Telscombe 

Road and the boundary of the National Park. The area contains a number 
detached houses set within large grounds, interspersed with a mix of grassland, 
arable fields, scrub and woodland. Many of the fields are used for the grazing and 
keeping of horses, with stables, fencing, and other structures in evidence. The 
valley sides are very steep in places. 

 
8.12 Advantages of this option 
 

 New development would be directed to the most sustainable settlements with 
accessible employment opportunities, services and facilities 

 Easier to facilitate walking, cycling and the use of public transport as real 
travel choices 

 Supports economic regeneration of the coastal towns 

 Promotes the vitality and viability of existing town centres 

 New or improved public transport provision likely to become more 
commercially viable 

 Cost efficient in terms of maximising the use of existing infrastructure and 
reducing the need for new provision 

 Greenfield development may enable the provision of a higher level of 
affordable housing  

 
8.13 Disadvantages of this option  
 

 The A259 coast road already suffers from congestion and delays during peak 
hours 

 Potential adverse impact on the Newhaven and Rottingdean Air Quality 
Management Areas 

 Requires the loss of greenfield sites and open countryside 

 It would result in the coalescence of Newhaven and Peacehaven 

 The cliffs at Peacehaven Heights are not protected from coastal erosion 

 

11 Spatial Policy 7 of the Lewes District Local Plan Part 1: Joint Core Strategy 2010-2030 
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 Potential adverse impact on sites protected for their biodiversity and 
geological value 

 Risk of harm to the setting and special qualities of the National Park    

 Extensive land assembly necessary 

 Potentially only achievable though the use of compulsory purchase powers 

 Delivery unlikely to commence until the back end of the plan period 

 

Urban extensions to Burgess Hill and Haywards Heath 

 
8.14 This option would involve the further large-scale expansion of Haywards Heath 

and Burgess Hill, potentially by up to 5,000 homes. These towns are located in 
Mid-Sussex District but both have developed up to the north-eastern boundary of 
the plan area. They have close links with residents in the northern part of the plan 
area and represent sustainable locations for development in terms of their 
accessibility and the range of employment, services and community facilities 
offered.  

 
8.15 A major expansion of Burgess Hill is significantly constrained by the Ditchling 

Common SSSI, which is located on the edge of the town and covers 64ha within 
Lewes district. The capacity of the local transport network would also require 
significant improvement. Previous studies12 have concluded that an urban 
expansion of up to 5,000 homes on the eastern edge of the town would require an 
eastern spine road to improve accessibility and relieve traffic congestion in the 
town centre. 

 
8.16 Transport considerations would also have to be addressed in the terms of a 

significant urban expansion on the edge of Haywards Heath, where direct access 
to the town is currently only available via Greenhill Way/Ridge Way. In addition, a 
number of landscape assessments have concluded that the broad sweep of 
countryside to the south-east of Haywards Heath is unsuitable for a major urban 
extension due to harmful impacts on the landscape and ecological assets13. 

 
8.17 Clearly, this option could only be pursued through working in partnership with Mid-

Sussex District Council and West Sussex County Council. 
 
8.18 Advantages of this option 
 

 New development would be directed to the two most sustainable settlements 
with accessible employment opportunities, services and facilities 

 

12 http://www.midsussex.gov.uk/8302.htm 

13 Lewes District Landscape Capacity Study (LDC/SDNPA), Mid-Sussex Landscape Capacity Study 
(Hankinson Duckett Associates) 
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 Easier to facilitate walking, cycling and the use of public transport as real 
travel choices 

 New or improved public transport provision likely to become more 
commercially viable 

 Potential to be developed through a masterplan that includes jobs, community 
facilities and local services alongside homes 

 Opportunities to maximise sustainability gains through the use of local energy 
generation and supply systems, sustainable urban drainage systems, a 
comprehensive green infrastructure network, etc. 

 Cost efficient in terms of maximising the use of existing infrastructure and 
reducing the need for new provision 

 Greenfield development may enable the provision of a higher level of 
affordable housing 

 Potential to relieve development pressures on the Low Weald villages  

  
8.19 Disadvantages of this option 
 

 Depends upon a willing landowner or the comprehensive assembly of land to 
bring forward a suitable site 

 Requires greenfield sites and the loss of a significant amount of open 
countryside 

 Risk of harm to landscape, ecological and heritage assets 

 Requires significant investment in highway network improvements 

 The delivery timescale of such a strategic development, including the 
provision of necessary infrastructure, would mean that this option would not 
contribute towards meeting our housing needs until the back end of the plan 
period 

 Less opportunity to provide affordable housing within rural communities   

 

Focus growth on the most sustainable villages in the Low Weald14 

 
8.20 This option would focus growth on the larger Low Weald villages which have 

accessibility to a range of existing community facilities and services. The 
sustainability of villages would be informed by updating the Rural Settlement Study 
undertaken in 201315. There would be no, or only very limited, expansion of 
smaller villages and hamlets.  

 

14 The Low Weald is the area located to the north of the South Downs National Park and includes the villages 
of Barcombe, Barcombe Cross, Broyle Side, Chailey, Cooksbridge, Newick, North Chailey, Plumpton Green, 
Ringmer, South Chailey, South Street, Wivelsfield, and Wivelsfield Green  

15 Rural Settlement Study 2013 (LDC/SDNPA) 
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8.21 Advantages of this option 
 

 Would maintain and enhance the sustainability of the larger villages through 
supporting the viability of local services and community facilities 

 Potential to deliver the Council’s commitment to building more rented  council 
homes in the villages 

 Greenfield development may enable the provision of a higher level of 
affordable housing 

 Potential for the delivery of housing early in the plan period  

 Opportunity to support the growth of the rural economy 

 
8.22 Disadvantages of this option 
 

 Difficult to facilitate walking, cycling and the use of public transport as real 
travel choices 

 More reliance on car use 

 Very limited potential for brownfield development  

 Requires greenfield sites and the loss of open countryside 

 Risk of harm to the distinctive rural character and setting of villages 

 Potential impact on community identity and coherence 

 Risk of harm to the Low Weald landscape  

 Would not allow the smaller villages to grow and thrive 

 

Disperse growth across all villages in the Low Weald16  

  
8.23 This option would distribute growth to all the Low Weald villages, proportionate to 

the size and facilities available in each. It would also be informed by an updated 
Rural Settlement Study.  

 
8.24 Advantages of this option 
 

 Would allow some smaller villages to grow and thrive by supporting the 
viability of local services and community facilities 

 

16 The Low Weald is the area located to the north of the South Downs National Park and includes the villages 
of Barcombe, Barcombe Cross, Broyle Side, Chailey, Cooksbridge, Newick, North Chailey, Plumpton Green, 
Ringmer, South Chailey, South Street, Wivelsfield, and Wivelsfield Green 
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 Potential to deliver the Council’s commitment to building more rented  council 
homes the villages 

 Greenfield sites may enable the provision of a higher level of affordable 
housing 

 Potential for delivery of housing early in the plan period  

 Opportunity to support the sustainable growth rural economy 

 Potential to reduce harm to the rural character and identity of larger Low 
Weald villages 

 
8.25 Disadvantages of this option 
 

 Difficult to facilitate walking, cycling and the use of public transport as real 
travel choices 

 More reliance on car use 

 Very limited potential for brownfield development 

 Requires greenfield sites and the loss of open countryside 

 Risk of harm to the distinctive rural character and setting of smaller villages 

 Potential impact on community identity and coherence 

 Risk of harm to the Low Weald landscape 

 More difficult and costly to achieve local infrastructure provision  

   

A new settlement within the Low Weald17 

 
8.26 This option would be based upon a ‘new’ freestanding settlement of between 

2,000 to 5,000 homes, with associated employment, education, community and 
leisure uses. This could be developed through the use of a masterplan and a set of 
agreed design principles. A new settlement would require a greenfield site, as 
there are no large-scale redundant brownfield sites available in the Low Weald. 

 
8.28 Advantages of this option 
 

 Opportunity to create an innovative, resilient and well-designed settlement 

 Would be developed through a masterplan that could include jobs, community 
facilities and local services alongside homes 

 Opportunities to maximise sustainability gains through the use of local energy 
generation and supply systems, sustainable urban drainage systems, a 
comprehensive green infrastructure network, the creation of ‘walkable’ 
neighbourhoods, etc. 

 

17 The Low Weald is the area located to the north of the South Downs National Park 
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 Greenfield development may enable the provision of a higher level of affordable 
housing 

 Potential to relieve development pressures on the Low Weald villages 

 
8.29 Disadvantages of this option 
 

 Depends upon a willing landowner or the comprehensive assembly of land to 
bring forward a suitable site 

 The delivery timescale of such a strategic development, including the 
provision of necessary infrastructure, would mean that this option would not 
contribute towards meeting our housing needs until the back end of the plan 
period 

 Requires a greenfield site and the loss of a significant amount of open 
countryside 

 May be difficult to achieve an affordable and frequent public transport service 
that links the new settlement with neighbouring towns   

 The resulting vehicular movements arising from such a significant amount of 
development in a single location may be difficult to accommodate on the local 
highway network    

 Depending upon location, there could be a significant harmful impact upon the 
special qualities of the South Downs National Park 

 Risk of harm to the Low Weald landscape  
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GLOSSARY 
 
Affordable housing – housing for sale or rent for those whose needs are not met by the 
market (including housing that provides a subsidised route to home ownership and/or is 
for essential local workers).  
 
Air Quality Management Area (AQMA) - areas that are designated by local authorities 
where, following an assessment of air quality, individual pollutants exceed standards 
defined in the National Air Quality Strategy 
 
Ancient Woodland - an area that has been wooded continuously since at least 1600 AD. 
It includes ancient semi-natural woodland and plantations on ancient woodland sites. 
 
Brownfield land - land which is or was occupied by a permanent structure, including the 
curtilage of the developed land (although it should not be assumed that the whole of the 
curtilage should be developed) and any associated fixed surface infrastructure. This 
excludes: land that is or was last occupied by agricultural or forestry buildings; land that 
has been developed for minerals extraction or waste disposal by landfill, where provision 
for restoration has been made through development management procedures; land in 
built-up areas such as residential gardens, parks, recreation grounds and allotments; and 
land that was previously developed but where the remains of the permanent structure or 
fixed surface structure have blended into the landscape. 
 
Fluvial flooding - sometimes also referred to as river flooding, occurs when the water 
level in a river or stream rises to the point at which it overflows the river bank onto the 
surrounding land.  
 
Greenfield land – a site which has not previously been built on. 
 
Habitat Regulations Assessment (HRA) -  A Habitats Regulations Assessment (HRA) 
refers to the several distinct stages of Assessment which must be undertaken in 
accordance with the Conservation of Habitats and Species Regulations 2017 (as 
amended) and the Conservation of Offshore Marine Habitats and Species Regulations 
2017 (as amended) to determine if a plan or project may affect the protected features of a 
habitats site before deciding whether to undertake, permit or authorise it. 
 
Infrastructure - the basic requirements for the satisfactory development of an area, 
including water supply, sewage disposal, flood prevention, surface water drainage, 
highways, sustainable transport measures, play space, amenity space, education and 
learning facilities, libraries, health and social care facilities, leisure facilities, recycling 
facilities, etc. 
 
Land Availability Assessment (LAA) - an assessment of land availability identifies a 
future supply of land which is suitable, available and achievable for housing and economic 
development uses over the plan period. 
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Local Plan - the plan for the future development of the local area, drawn up by the Local 
Planning Authority in consultation with the community. Since the introduction of the 
Localism Act 2011, the emphasis has been shifted back to Local Plans (rather than a 
portfolio of development plan documents as exemplified by the LDF). 
 
Local Plan Sustainability Appraisal – a process to appraise the social, environmental 
and economic effects of a local plan. 
 
Neighbourhood Plan - a plan prepared by a Parish Council or Neighbourhood Forum for 
a particular neighbourhood area (made under the Planning and Compulsory Purchase Act 
2004). 
 
National Planning Policy Framework - sets out the government’s planning policies for 
England and the methods by which they are expected to be applied and adhered to. 
 
Ramsar Site – wetlands of international importance that have been designated under the 
criteria of the Ramsar Convention on Wetlands for containing representative, rare or 
unique wetland types of for their importance in conserving biological diversity. 
 
Special Areas of Conservation (SAC) – protect one or more special habitats and/or 
species listed in the Habitats Directive. 
 
Special Protection Area (SPA) – areas designated under the EU Birds Directive to 
protect rare, vulnerable and migratory birds. 
 
Special Site of Scientific Interest (SSSI) – an area that is of particular interest to 
science due to the rare species of fauna or flora it contains - or important geological or 
physiological features that may lie in its boundaries. 
 
South Downs National Park Housing & Economic Development Needs Assessment 
(HEDNA) – a document that updates the amount of affordable housing needed and the 
types of homes needed in terms of size (number of bedrooms) and tenure (e.g. whether 
rented or shared ownership).  
 
Strategic Flood Risk Assessment (SFRA) - an assessment of the likelihood of flooding 
in a particular area so that development needs and mitigation measures can be carefully 
considered. 
 
Tidal flooding - refers to the temporary inundation of low-lying areas during high tide 
events. 
 


