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INTRODUCTION

What is a Local Plan?

The Government requires all local councils to
produce a long-term plan which sets out a
positive vision for their area and identifies
where and how development should take
place in the future.
A local plan sets out all the planning policies
and proposals for an area. It includes what
kind of development can go where to ensure
the right number and types of homes, space
for businesses and the infrastructure, such as
schools and health facilities, needed to
support the growing population. It also
contains policies to safeguard the
environment, enable climate change
mitigation, and secure high quality design.

Lewes District already has two local plans in place – the Lewes
District Local Plan and the South Downs Local Plan. The Lewes
District Local Plan covers the area outside of the National Park (as
shown in Figure 1) and comprises two documents:
•

Part 1, which sets out the Council’s vision, aims and
overarching (strategic) planning policies

•

Part 2, which sets out more detailed (non-strategic)
planning policies for different types of development

The South Downs Local Plan, adopted in 2019, covers the area of
the district within the National Park and is not the subject of this
consultation.
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Why update the Lewes District Local Plan?

What area will the new Local Plan cover?

The Lewes District Local Plan Part 1 was adopted in 2016 and over
the last five years it has helped deliver new homes and jobs in
sustainable locations across the district. In 2018 the Government
introduced a requirement for all councils to review their local plans
every five years, and then update them where necessary.

The new Local Plan will cover the whole of Lewes District excluding
the South Downs National Park. This is because the National Park
Authority adopted its own local plan – the South Downs Local Plan.

This review has been undertaken, and it concluded that several
strategic policies need updating as a result of changes in national
planning policy requirements and a considerable increase in the
district’s local housing need as assessed by a new government
algorithm introduced in 2016. The Council also needs to look
ahead to the period beyond 2030 and strengthen the Local Plan in
a number of key areas in order to help meet the Council’s new
ambitions and aspirations, such as addressing climate change.
The updated strategic policies will be set out in a new Local Plan,
which will replace the current document that was adopted in 2016.
The new Local Plan will set out where and how new development
will take place over the period to 2040. It will include site allocations
for different land uses, such as housing and employment, and
policies to help tackle the climate emergency, safeguard the
environment and secure high quality design. When it is adopted by
the Council, the new Local Plan will be used to help determine
planning applications.
For more information see the briefings and Q&A at
www.lewes-eastbourne.gov.uk/planning-policy/a-quick-guide-tothe-lewes-district-local-plan/
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Consequently, the new Local Plan will cover two areas with very
different characteristics:
•

the coastal towns of Seaford, Newhaven, Peacehaven and
Telscombe, which are located to the south of the National
Park, and

•

the countryside and villages of the Low Weald, which is
located to the north of the National Park.

These two parts of the district together are referred to as ‘the plan
area’ throughout this document. The Council will be working with
the National Park Authority and other partners to tackle any crossboundary issues affecting the wider area.

What does this mean for Neighbourhood
Planning?
The Council strongly supports the role of neighbourhood planning,
which has been both popular and successful throughout the district.
Within the area covered by the new Local Plan, there are already
nine adopted neighbourhood plans. Neighbourhood plans have the
same status as the Local Plan but must be in general conformity
with the strategic policies of the Local Plan.
The new Local Plan will provide an up-to-date strategic policy
framework for local communities who are preparing or reviewing a
neighbourhood plan. It will set out a strategy for the pattern and
scale of new development within the plan area and identify a
housing delivery requirement for each designated neighbourhood
area outside of the National Park.
The new Local Plan will have to allocate sufficient sites to ensure
that the overall development strategy for the area can be delivered.
However, neighbourhood plans can still have a role to play in
allocating non-strategic sites (i.e. sites not allocated in the Local
Plan Part 1) to help deliver this strategy. This approach has been
successful in the past and has given local residents the ability to
influence and guide development in their area. How this is carried
forward in the future will largely depend upon the aspirations of
local communities and changes to the planning system which the
Government has said they will introduce.

Figure 1 – Lewes District showing the plan area
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Why are the Council consulting?

How to have your say

There are some difficult decisions when it comes to balancing the
Government’s drive for economic growth and increased house
building with other important issues, such as protecting the
environment and improving essential infrastructure. Understanding
the views of residents and other organisations is key to making
these decisions.

This consultation provides a starting point for
discussion in preparing the new Lewes District
Local Plan.

The Council knows that many residents value the special qualities
of the plan area, including its diverse and attractive countryside,
coastline and historic features. But there is also a requirement to
provide for the future needs of a growing population, including
young people and older households, to ensure everyone has
access to good quality homes and for local businesses to be able
to thrive and prosper.
Meeting these varied needs involves making choices about how to
use land, where future development takes place, how buildings are
designed, and how the Council supports healthy, sustainable
communities.
This consultation provides an opportunity to have your say on the
future of the plan area. What you tell the Council during this
consultation will help decide on the best strategy and ways of
meeting future development needs in the period up to 2040. This is
just the very first stage, asking broad questions and establishing
principles. Sites are not yet being suggested for inclusion - that will
come at the next stage. There will be further consultation and
engagement on the later stages.
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This document summarises the key issues for the new Local Plan
and invites your views on how these issues should be addressed
by asking a series of questions. You are welcome to comment on
every issue, or you can focus on the ones that specifically interest
you.

Additional background to the issues and questions is set
out in Topic Papers, which are available on the Council’s
website.
You may also like to consider the following general questions:
•

Has the Council identified the right issues?

•

Has the Council missed anything?

•

Will the information the Council is collecting tell us what
we need to know?

•

What are your views on the Council’s current strategic
planning policies (see Appendix 1) and the decisions they
lead to?

•

What do you feel needs changing and what shouldn’t
change?

You are encouraged to answer the questions
within the Issues and Options document
directly on-line via the Council’s consultation
portal, which can be accessed via
www.lewes-eastbourne.gov.uk/LDLocalPlan
Alternatively, you can submit your comments on the Issues and
Options consultation by:
•

Emailing the Council at: ldf@lewes.gov.uk

•

Writing to the Council at: Planning Policy Team, Southover
House, Southover Road, Lewes, BN7 1AB

What happens next?
This is the first stage of consultation on the new Local Plan. The
Council will review all the comments received and publish a
summary report on the Council’s website. The comments, along
with technical evidence the Council is collecting, will help to
prepare a draft Local Plan, which will be published for further
consultation.
Following consultation on a draft Local Plan, preparations will be
made for the Local Plan to be submitted to the Government, who
will arrange for an independent Planning Inspector to be appointed
to conduct an examination in public. The examination period is
difficult to estimate as it depends upon a number of factors, but it is
anticipated that the new local plan will be in place by the end of
2023.

Please respond by 5pm on Friday 3rd September 2021.

However, the new Local Plan can only be
adopted by the Council if it is found to be
‘sound’ by the Planning Inspector following
the examination.
If you would like to be added to the Council’s database in order to
be kept informed about the progress of the new Local Plan, you
can register yourself at https://planningpolicyconsult.leweseastbourne.gov.uk/system/register or send your contact detail to
ldf@lewes.gov.uk.
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CONTEXT

The Council’s Corporate Plan
The Corporate Plan was approved in 2020 and sets out the highlevel priorities of the Council. These are focussed on three themes:
•
•
•

Sustainability and climate change
Delivering homes that local people can afford to live in
Building community wealth

The Lewes District Corporate Plan sets out a number
of four year goals that the new Local Plan will play a key
role in delivering. These include:
• A net zero carbon council and district by 2030
• A well-managed and protected local environment,
including waterways and coastal areas
• Cleaner air across the district

National Planning Policy Framework (NPPF)
The National Planning Policy Framework (NPPF) sets out the
Governments planning policies for England and how these should
be applied. Local plans must be consistent with the NPPF. Since
the adoption of the Lewes District Local Plan Part 1, the
Government has changed national planning policies and how it
calculates the numbers of homes that each area should aim to
provide. These policy changes are set out in the revised NPPF
published in 2019. The new Local Plan needs to reflect these
changes and re-assess the number of homes that should be built in
the area over the next 20 years. These requirements are discussed
in more detail later in this document.

• 200 new council houses
• 300 new affordable homes via the planning system
• More sustainable and energy efficient homes
• Opening up access to quality housing options for low
and middle income residents
• Accessible housing for those with physical and
additional support needs
• More of the district’s money staying within the district,
directly benefitting residents and local companies
• Developing job opportunities in renewable and clean
green technologies
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Planning Reform

Evidence Base

The Government has published radical proposals to change the
planning system. These were included in a White Paper called
‘Planning for the Future’ last year and are expected to be
introduced to Parliament in a new Planning Bill very soon. These
changes could mean that some of the options set out below will no
longer be relevant. However, this is unknown at this point.

Local plans must be based on evidence. Much of the work that
informed the current Local Plan is still relevant today. However, the
Council needs to update a number of the key studies that were
carried out. These include the housing needs assessment,
economic needs assessment, strategic flood risk assessment,
transport studies, rural settlement study and the Habitats
Regulations Assessment.

In the meantime, the Government has set a
requirement that all Councils have an up-todate Local Plan by the end of 2023.
Given the early stage in the process, the Council believes that it is
necessary to continue with consultation on the new Local Plan.
This will ensure that the Council is in a robust position to act upon
the changes to national legislation and policy when they are
introduced, and that your views can still help to shape the future of
the plan area.

The need for these and other relevant studies are referred to in the
Topic Papers accompanying this consultation. Every local plan
must also be informed by a Sustainability Appraisal. The Council is
therefore also inviting comments on a Sustainability Appraisal
Scoping Report which sets out the sustainability objectives against
which the Local Plan options will be assessed.
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WHAT TOPICS WILL THE NEW LOCAL PLAN COVER?
This Issues and Options document is divided into six sections, based upon the key strategic issues and
challenges identified in the existing Local Plan:

Tackling Climate Change

Protecting and enhancing the quality of the environment

Accommodating and delivering growth

Improving access to housing

Promoting a prosperous economy and building community wealth

Creating healthy, sustainable communities with infrastructure

8 | Lewes District Local Plan •

Issues and Options

TACKLING CLIMATE CHANGE

The Council has declared a climate emergency and committed
to becoming net zero carbon and fully climate resilient by 2030.
Meeting these targets is a key aim of the Council’s Corporate
Plan and the Climate Change and Sustainability Strategy which
supports this commitment.
Current local and national planning policies take a positive approach to mitigating the
impacts of climate change and adapting to its consequences, e.g. much hotter weather and
increased frequency and severity of storms. However, the Council is keen to take a more
pro-active approach through the new Local Plan, building upon the actions set out in the
Climate Change and Sustainability Strategy.
The new Local Plan provides an opportunity to make sure that all new development
contributes to the creation of a greener, more sustainable and resilient environment. Tackling
the impacts of climate change will run through the whole Local Plan and influence decisions
on where development is located, how it is designed and constructed, and how the Council
maximises opportunities for mitigation.

Lewes District Local Plan • Issues and Options
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Energy efficiency, sustainable construction and
renewable energy
National planning policy is clear that planning has a vital role to
play in supporting and enabling the transition to a low carbon future
in a changing climate and that planning policy must play an
important part of a successful response to climate change through
influencing the emission of greenhouse gases.
A significant proportion of the emissions generated in the district
are coming from buildings (domestic and industrial). Efficient and
sustainable energy use can help to reduce locally contributing
causes of climate change. Improving the energy efficiency of
buildings and minimising their energy demand is the first step
towards net zero carbon, followed by securing the remaining
energy primarily from renewable or low carbon energy sources to
further reduce emissions.
Nationally a number of initiatives have been introduced to address
energy efficiency, including tightening of the standards required by
building regulations. The Future Homes Standard (FHS) will
change the building regulations so that by 2025 new homes will be
expected to produce 75-80% lower carbon emissions compared
with current levels.
The detailed design of a building, its location, choice of materials,
construction techniques, orientation and use all impact on its
energy efficiency. Extending the life of a building and recovering
and reusing materials at the end of its life can significantly reduce
the demand for materials and subsequent waste produced.
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Development that adopts the circular economy approach of
eliminating waste and re-using resources can play a significant role
in tackling the challenge of the climate emergency.
In addition to ensuring that
developments use less energy,
the new Local Plan can help to
continue the decline in carbon
emissions by assessing the
opportunities for renewable
energy generation. Renewable
energy can be provided at
different scales, from larger
scale operations such as wind
turbines and combined heat
and power (CHP) systems, to
small-scale microgeneration
schemes that provide energy
for an individual building.
The Council has recently published technical advice notes (TANs)
on sustainable development and the circular economy. These
notes offer guidance and advice for people building new homes
and commercial buildings and will be used to help update planning
policies in the new Local Plan. However, the Council is required to
balance any new policy requirements introduced to support the
pathway to net zero carbon with its other priorities, such as
affordable housing, to make sure that development remains
financially viable. National guidance is that developers should be
able to make 20% profit on any scheme.

HAVE YOUR SAY:

Climate Adaptation Measures
1.1

How can the new Local Plan best promote energy efficiency
in new development and the Council’s ambition of net zero
carbon? Should the new Local Plan work towards setting
lower carbon emissions targets for new homes/buildings
than those set out in Building Regulations?

1.2

Should the new Local Plan require all development
proposals to:
•

•

•

1.3

Provide evidence of circular economy principles and
waste reduction – requiring retention of existing
buildings unless evidence of need to demolish?
Evidence reductions in carbon by prioritising the use of
materials and construction techniques that have smaller
ecological and carbon footprints?
Consider the lifecycle of the building and whether it can
be easily adapted to meet changing needs?

Should the new Local Plan require all new development to
include small-scale renewable energy generation on site?

1.4

Should the new Local Plan require all large-scale
developments to consider community scale renewable
energy generation?

1.5

Should the new Local Plan allocate land for large scale
renewable energy generation, such as wind and solar? If so
what types? Or should the Council rely on Neighbourhood
Plans to identify suitable sites for renewables to reflect local
community aspirations?

The new Local Plan needs to consider the role of natural habitats in
the storage and sequestration (capture) of carbon and how naturebased interventions can be used to reach net zero emissions.
Nature offers the potential to store and sequester carbon at a
comparatively low cost compared with engineered solutions. The
maintenance of existing carbon storing habitats is as important as
creating new ones.
Nature-based interventions are actions which restore or enhance
natural assets and as a result deliver multiple benefits, for example,
carbon storage, flood alleviation, biodiversity and human wellbeing. They include tree planting, maintaining and increasing soil
carbon, improving wildlife/biodiversity, and managing freshwaters
and wetlands. Land use change impacts on the type, distribution
and turnover of vegetation and affects the extent and condition of
natural habitats and their ability to store carbon. They also provide
other environmental benefits.
Trees are an important part of climate change mitigation and
adaption. They provide shade and contribute to urban cooling and
micro-climatic effects that can reduce energy demands in buildings.
Trees also improve air quality by absorbing pollutants and can
enhance natural flood management and biodiversity. The Council’s
current planning policies require developers to retain existing
healthy trees within a development site and to replace any trees
that need to be removed with new trees.

Lewes District Local Plan • Issues and Options
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Using the planning system to promote food growth, and the
creation of a sustainable food network, is growing in popularity.
Local Plan policies can require new developments to include space
for growing food and encourage the use of productive trees or
other edible planting. Food producing plants can replace
ornamental plants in landscape schemes without excessive cost to
the developer, thereby ensuring that any outdoor amenity space
required within development can be food-friendly.

The whole of south-east England has been identified as an area of
‘serious water stress’. It is therefore essential that water resources
are managed efficiently within the region. Current building
regulations require that water consumption in new homes does not
exceed 125 litres per person per day, whilst the Council’s current
planning policies require a figure of 110 litres per person per day.
However, the Council’s Climate Change and Sustainability Strategy
sets a target of 100 litres per person per day in all new buildings by
2030.
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HAVE YOUR SAY:
1.6

Having read the information above, should the new
Local Plan set out more specific requirements for tree
planting in new development?

1.7

Should the new Local Plan allocate land for tree
planting and/or woodland expansion?

1.8

Should the new Local Plan identify critical corridors,
perhaps based upon water courses, for potential
planting of trees and/or other types of rewilding such as
heritage grassland, which would enable storage of
water, carbon storage and improved wildlife movement
and biodiversity resilience?

1.9

Should the new Local Plan introduce a policy
supporting food growing? Should the Local Plan require
all major housing developments to provide food growing
space?

1.10

Should the new Local Plan support the Council’s
Climate Change and Sustainability Strategy more
stringent (100l) target for water consumption in new
buildings or go further?

Modal Shift
The need to encourage people to move around the district in a
sustainable way and to ensure maximum accessibility to new
development by walking, cycling and public transport is a key issue
for the new Local Plan. Accessibility difficulties for the rural
communities are widely recognised, particularly the needs of the
elderly, teenagers, and disabled people in terms of accessing
employment, education, health and recreational facilities. People
living in rural areas tend to be much more reliant on cars and this is
one of the reasons why rural carbon footprints are higher.
Modal shift means replacing one mode of transport (e.g. private
car) with another more sustainable mode of transport. Modal shift
will only be achieved when one mode has a comparative
advantage over another, so a switch from private cars to walking,
cycling and public transport will require disincentives to using the
car, together with improvements to the safety, convenience, cost,
flexibility, and reliability of more sustainable travel modes.

The current Local Plan already requires that the design and layout
of all new development prioritises the needs of pedestrians, cyclists
and users of public transport above ease of access by the motorist.
It also requires that all new housing developments are designed to
achieve car speeds of 20mph or less. Developments which
generate a significant demand for travel are required to provide or
contribute towards facilities to support sustainable travel modes.
The Draft East Sussex Local Cycling and Walking Infrastructure
Plan (LCWIP) sets out an ambitious network of additional cycling
and walking routes and measures integrated with existing walking
and cycling infrastructure. The Seaford, Newhaven, Peacehaven
and Telscombe coastal strip is a priority action area for the LCWIP,
focussed on creating key strategic routes which connect the three
towns, alongside more local routes to schools, shops and other
facilities.
Opportunities should be taken through the new Local Plan to
ensure that the locations and layout of future housing and
employment site allocations will enable direct access to the walking
and cycling network proposed by the LCWIP in order to encourage
beneficial changes in travel behaviour within the plan area.
East Sussex County Council, which is the authority responsible for
transport matters in the plan area, has published guidance for cycle
parking within new residential and commercial developments.
However there is the opportunity to go further. The District
Council’s Climate Change and Sustainability Strategy aims to
ensure the provision of electric vehicle charging points (EVCPs), in
addition to cycle parking, on all major development through the
adoption of new planning policies.
Lewes District Local Plan • Issues and Options
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The District Council has already published a technical advice note
(TAN) on the provision of EVCPs in new development. This sets
out the following requirements:
Houses

Where provided with a garage or driveway, one
standard EV Charging Unit per dwelling

Flats (11 or
more)

Where flatted development has integrated parking
bays (undercroft or parking court) at least one
dedicated Fast EV Charging Unit to service the
development

Garages (new or
replacement)

One standard EV Charging Unit per garage

Commercial

Developments with 100 or more parking bays should
provide 2% of those bays with a Fast EV Charging
Unit

The new Local Plan provides an opportunity to review this
guidance, possibly by introducing a requirement for fast charging
EVCPs on all allocated spaces at new apartment buildings and
increasing the level of provision in commercial developments.
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HAVE YOUR SAY:
1.11

To encourage modal shift, should the new Local Plan
require EVCP at all new development and should that
be at the level in the Councils EVCP TAN?

1.12

In order to encourage the use of more sustainable
modes of transport should the new Local Plan set
higher cycle parking requirements for new residential
development than current East Sussex County Council
standards?

1.13

What else can be done through the new Local Plan to
encourage a modal shift towards more sustainable
modes of travel?
[Note that requirements on location of development,
including 15-minute neighbourhoods, is dealt with under
Issue 6]

Flooding and Coastal Change
Much of the plan area is vulnerable to flooding, both from the River
Ouse and from the effects of rising sea levels. There is also a risk
of flooding from surface and ground water in some locations, which
can often have a significant impact on homes and businesses.
The likelihood of flooding is predicted to increase as climate
change causes more extreme weather events, such as prolonged
periods of intense rainfall. The Council will therefore update its
Strategic Flood Risk Assessment to provide a detailed assessment
of the extent and nature of flood risk across the plan area.
The current Local Plan seeks to restrict development in areas at
risk of flooding or coastal erosion. New developments are required
to incorporate Sustainable Drainage Systems, where feasible, to
help manage surface water run-off. We work in partnership with all
relevant organisations to reduce the number of properties,
community assets and infrastructure at risk of flooding or cliff
failure.
The coastline is an important environmental, economic and
recreational asset. However, the coastal communities at Seaford,
Newhaven and Peacehaven/Telscombe are vulnerable to
inundation by the sea and by cliff erosion. Without continued
investment in coastal protection measures, the risk to these
communities will increase, potentially affecting the A259 at
Telscombe Cliffs and other essential infrastructure.

A Shoreline Management Plan (SMP) currently provides guidance
for the existing and future management of the coastline and is used
to inform planning decisions. However, the SMP is a high-level
document covering the entire coastline between Beachy Head and
Selsey Bill. The new Local Plan provides an opportunity to address
the land-use implications of coastal change in more detail.
One option is to identify a ‘Coastal Change Management Area’ that
would set out what type of development may be appropriate in
areas likely to be affected by physical changes to our coastline,
and in what circumstances such development would be permitted.
It could also make suitable provision for any development or
infrastructure that may need to be relocated away from the coast.

HAVE YOUR SAY:
1.14

Should a Coastal Change Management Area(s) be defined
where the SMP has already identified physical changes to
the shoreline?

1.15

Are there any other issues that should be considered?

If you would like to find out more about this issue, the Council
has prepared a Climate Change Topic Paper. Climate change
is also addressed in Issue 2: Protecting and enhancing the
quality of the environment.
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PROTECTING AND ENHANCING THE
QUALITY OF THE ENVIRONMENT

The high quality of the natural and built environment contributes
to the quality of life for people living and working in the plan
area. It also attracts the tourists and visitors who help to support
the local economy. The varied landscapes, including heathland,
river floodplains, ancient woodland, chalk cliffs and shingle, are
also important in terms of maintaining biodiversity and
geodiversity value.
The new Local Plan will play a key role in protecting such natural assets, whilst also making
sure that the design of new development maintains the high quality and character of our built
and historic heritage. However, there are existing problems that urgently need to be
addressed, including the continued loss of biodiversity and poor air quality in Newhaven town
centre.
Development within the plan area also has the potential to impact on landscape and
environmental assets elsewhere, including the South Downs National Park and the Ashdown
Forest. The latter is protected due to its importance for wildlife and can be harmed by both
increases in traffic pollution and visitor pressures, particularly walkers and their dogs.

Lewes District Local Plan • Issues and Options
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Biodiversity Net Gain

Nature Recovery Network

Biodiversity means the variety of all living species, including plants
and animals. Once the Government’s Environment Bill is passed
into law, most new development will be required to demonstrate
how it will achieve a 10% increase in biodiversity on or near the
development site. This means that habitats for wildlife must be left
in a measurably better state than before the development took
place.

The Nature Recovery Network will be a national network of wildliferich places. Its creation is a commitment in the Government’s 25
Year Environment Plan. As part of this commitment, Local Nature
Recovery Strategies (LNRSs) are being introduced. These are
plans which aim to direct funding to locations where it can best
benefit the natural environment.

The Council will need to agree ‘biodiversity net gain plans’ with
developers, as well as specifying how long the developer should
maintain the biodiversity enhancement (the minimum permitted will
be 30 years). The new Local Plan may need to be updated to
reflect this change in legislation, unless sufficiently detailed policies
are subsequently included in the National Planning Policy
Framework.
The Council has already published an informal technical guidance
note that sets out its expectations in terms of achieving a 10%
increase in biodiversity in new developments. However, the
Council’s Climate Change and Sustainability Strategy sets out a
target for all major development to achieve a minimum 20%
increase in biodiversity by 2025.

HAVE YOUR SAY:
2.1

Should we require a 20% biodiversity net gain in all major
developments?
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LNRSs will be produced by councils working in partnership with
other bodies. They will map the most valuable existing habitat for
wildlife and opportunities for creating or improving habitat. They will
also set out priorities for nature recovery.
The Council will be able to use the LNRS to guide the delivery of
biodiversity net gain where it cannot be achieved on a development
site. In such cases, developers have the option to contribute to offsite nature recovery projects instead, either at a local or regional
scale. These could include, for example, woodland creation and
flood plain restoration.
The current Local Plan seeks to conserve and enhance local
biodiversity resources by protecting wildlife corridors and ecological
networks and avoiding habitat fragmentation in both the towns and
the countryside. New development is also required to maintain our
existing network of multi-functional green spaces and contribute to
its improvement wherever possible.

The Council identified and mapped our existing biodiversity assets
in 2014. This information will need to be updated, possibly through
the LNRS. The new Local Plan could identify locations where there
are opportunities to improve or restore our existing wildlife habitat
and create new habitat in order to strengthen the ecological
network across the plan area.

HAVE YOUR SAY:
2.2

Should the new Local Plan seek to identify/allocate sites to
provide off-site biodiversity net gain?

2.3

How can the new Local Plan best achieve an effective policy
for a Nature Recovery Network?

Air Quality
Air quality in the plan area is generally good. However, pollution
levels within Newhaven town centre are a continuing concern. Poor
air quality has been linked to respiratory health problems and
improving air quality is a Council priority. There is an Air Quality
Management Area (AQMA) in Newhaven town centre in recognition
of this issue, which is mainly caused by traffic emissions.
The current Local Plan requires all new development to provide
mitigation measures where it is likely to have an impact on air
quality. These measures can include providing public transport
subsidies for employees, using ultra-low emission vehicles, and
contributing to local car sharing schemes, walking and cycling
initiatives, etc. Development is also required to use best practice
methods to reduce levels of dust and other pollutants arising from
its construction or future use.

Ashdown Forest
The current Local Plan seeks to ensure that when new
development could potentially harm the biodiversity value of the
Ashdown Forest, it will then be required to mitigate that harm. This
currently applies to all new homes built within 7km of the Ashdown
Forest. However, the Council has recently agreed a new approach
that means significant new development beyond but close to the
7km zone will need to be assessed for its impact on the Ashdown
Forest and may be required to mitigate any harm. This new policy
approach will need to be included within the new Local Plan.
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Design and built heritage
Good design is essential for the creation of attractive and
sustainable places where people to want to live, work, study and
relax. It can help encourage community identity (our sense of
belonging), reduce opportunities for crime, improve accessibility,
and contribute to energy efficiency and biodiversity. Essentially,
good design goes hand-in-hand with improving our quality of life.
The current Local Plan seeks to ensure that development at every
scale responds sympathetically to its surroundings, protecting what
is treasured and valued, whilst enhancing the environmental
qualities of the area for future generations. It requires the creation
of functional, safe, accessible and sustainable buildings and places
which achieve a high degree of resource and energy efficiency.
There are also policies in neighbourhood plans.
However, there is a growing national recognition of the need to
achieve high quality design in all forms of development. The
Government recently published the National Design Guide and
National Model Design Code to illustrate how well-designed places
that are ‘beautiful, enduring and successful’ can be achieved in
practice. It expects councils to develop their own local design
guides and codes that reflect the national design principles set out
in these publications.
A local design guide illustrates how development can be carried out
in accordance with good design practice, whilst a local design code
is a set of detailed design requirements for the physical
development of a specific site or location. The Council does not
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currently have either of these resources. The Government also
expects councils and developers to maximise opportunities for local
communities to become involved in discussions about design so
that their views can be taken into account.

HAVE YOUR SAY:
2.4

In the context of the new Local Plan what would enhance
your town / village?

2.5

And what would you consider to be ‘beautiful’ in terms of
development?

2.6

Should the Council prepare specific design codes that cover
the whole plan area, specific parts of the plan area, or for
individual sites?

2.7

How can communities have a greater say in the design
standards set for their area?

2.8

Are there additional areas that should be investigated for
potential Conservation Areas?

If you would like to find out more about this issue, the Council
has prepared an Environment Topic Paper.

ACCOMMODATING AND
DELIVERING GROWTH

The new Local Plan is required to make adequate provision for
new development to ensure that homes and jobs are available
to meet local needs over the period to 2040. How much
development is built and where it is located is known as the
‘spatial strategy’. This involves setting out policies and specific
site allocations for different uses.
The Council’s existing spatial strategy aims to focus development growth at the most
sustainable settlements, based upon their accessibility and the range of job opportunities,
services and community facilities they offer. This approach aims to encourage the fullest
possible use of public transport, walking and cycling, thus helping to reduce the need to
travel by car and the rise in carbon emissions.
However, the Council now needs to find more sites for homes, and possibly jobs, due to an
increase in local housing need as defined by the updated government algorithm and the
longer timeframe of the new Local Plan. The new spatial strategy must balance the need for
new homes with the need to protect and enhance the area’s valued environment. This will
mean making as much use as possible of previously developed or ‘brownfield’ sites to make
effective use of land and reduce the need for the development of greenfield sites.
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How many new homes do we need?
The Government has recently introduced a new standard
methodology for calculating housing need in local areas. This
methodology is based upon population projections and local
affordability data and is aimed at meeting the Government’s target
of building 300,000 new homes across the UK every year.
The standard methodology produces a housing need figure for the
whole of Lewes District of 782 new homes per year, or 15,640 new
homes up to 2040. This figure represents a significant uplift on the
number of homes that have been built in the district in recent years
and on the current requirement in the existing Local Plan (345 new
homes per year).
The new Local Plan must use the Government’s housing need
figure of 782 homes per year as the starting point for planning for
the future. The Council has no choice in this. However, the Council
has to work out what this means in terms of local housing need
within the new plan area (i.e., the area of the district outside of the
South Downs National Park, which is not subject to the same
requirements to seek to meet housing targets).
Based on the Government’s standard methodology, the Council
has calculated that the local ‘housing need’ figure within the new
plan area is 602 new homes per year, or 12,040 new homes up to
2040. This is much higher than the current rate of housebuilding in
the plan area (242 homes over the last year). However, the Council
will need to carry out further work to decide whether or not this
figure is appropriate.
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It is important to understand that the local
housing need figure is an unconstrained
assessment of the number of homes needed
in the area; it does not necessarily represent
the future requirement for new homes. This
figure will eventually be determined through
the Local Plan preparation process.
Although it is called housing ‘need’, it is based on an algorithm that
purely defines number so there will be separate work to look at the
needs of residents (see the Improving Access to Housing Topic
Paper).
This consultation will help the Council explore what scale of
housing growth can be achieved within the plan area, and what the
implications may be in terms of addressing its priorities and
delivering a sustainable pattern of development. If the Council’s
housing need cannot be accommodated in sustainable locations
within the plan area, it will have to talk to neighbouring councils
about whether there is any potential to accommodate the Council’s
unmet need. However, other nearby areas report similar issues
reaching their housing targets and the Council should be aware
they may be asking the same question of the Council.

What are the constraints to development?
The plan area contains a number of constraints which limit where
new development can take place. Sites of Special Scientific
interest, local nature reserves, ancient woodland and functional
flood plains, for example, are all unsuitable locations for
development.
The proximity of the South Downs National Park also represents a
constraint, as development in some locations within the plan area
may still have the potential to adversely affect the natural beauty or
special qualities of the Park. The panoramic views from the ridge of
the Downs across the countryside to the north, for example, could
easily be harmed by inappropriate development. Additionally, there
is a requirement to consider the impact on the tranquillity especially
the rural nature of the road network within the National Park.
The Council also needs to consider the potential impacts of
development on internationally protected wildlife sites outside of
the plan area. This will require us to undertake a Habitat
Regulations Assessment.
The capacity of local infrastructure may also be a constraint on
future development. The A259 coast road, for example, already
suffers from congestion around a number of key junctions, which
means that it may be unable to accommodate the additional traffic
demands arising from significant new housing growth in the coastal
towns.
Figure 2 – Constraints to development within the plan area
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Outside of the plan area, Highways England has concerns about
the A27 and the Ashcombe roundabout. North of the South Downs
National Park, the small-scale nature of the rural road network
within the Low Weald is also a constraint to growth. Furthermore,
the Lewes Prison crossroads and Ditchling village both experience
congestion at peak periods, for which no realistic solutions have so
far been identified.
The Council will continue to work in partnership with all
infrastructure and service providers to make sure that it
understands the existing and projected future capacity of the
infrastructure serving the plan area and where there are existing
deficiencies which are likely to be a significant constraint to new
development.

Options for delivering the growth we need
The Council has identified a number of broad options for
accommodating development growth within the plan area. At this
stage of the consultation process, the options relate to general
locations, not specific sites. All options will be assessed against the
Council’s aims and priorities, together with the objectives set out in
the Local Plan Sustainability Appraisal, and consultation
responses, prior to selecting the preferred spatial strategy.
These options are not necessarily mutually exclusive. None of the
options identified would deliver the number of new homes required
to meet the Council’s local housing need as defined by government
so two or more options could be combined. The options are:
•

Intensification of development within the coastal towns1

•

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 Weald2

•

Dispersing growth across all villages in the Low Weald

•

A new settlement within the Low Weald

1

The coastal towns are towns to the south of the South Downs National Park and
includes Seaford, Newhaven, Peacehaven and Telscombe Cliffs (see Figure 3)
2

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 (see Figure 4)
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HAVE YOUR SAY:
3.1

Are there any options that the Council has missed?

3.2

What is your preferred option, or combination of options?

If you would like to find out more about this issue, the Council
has prepared an Accommodating and Delivering Growth Topic
Paper.

Figure 3 - The Coastal Towns

Figure 4 - The Low Weald
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1. Intensification of development within the coastal towns

2. Further outward expansion of Newhaven and Peacehaven

This option would focus as much growth as possible within the existing builtup areas of Newhaven, Peacehaven/Telscombe, and Seaford. The majority
of new development would take place through infilling opportunities and the
redevelopment of brownfield sites. Higher densities would be encouraged,
with taller buildings (above 6 storeys) permitted in some locations.

There is only limited potential for the further greenfield development on the
edges of the coastal towns, due their location between the sea and the South
Downs National Park. The only remaining large-scale opportunities would be
at Peacehaven Heights, between the A259 and the coast, and the Valley Road
area north of Telscombe Road in Peacehaven.

Advantages of this option

Advantages of this option

•

New development would be close to sustainable settlements

•

New development would be directed to the most sustainable settlements

•

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

•

•

Supports the economic regeneration of the coastal towns

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

•

Promotes the vitality and viability of existing town centres

•

Supports the economic regeneration of the coastal towns

•

Public transport provision likely to become more commercially viable

•

Promotes the vitality and viability of existing town centres

•

Cost efficient in terms of making the best use of existing infrastructure

•

Public transport provision likely to become more commercially viable

•

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

•

Cost efficient in terms of making the best use of existing infrastructure

•

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

Disadvantages of this option
•

The A259 already suffers from congestion and delays at peak hours

•

Poor air quality in Newhaven and Rottingdean could be made worse

•

Large areas of Newhaven and Seaford are at risk from flooding

•

There is a limited supply of brownfield sites that take longer to deliver

•

Difficulty achieving suitable proportion of affordable housing on brownfield sites

•

Risk of overdevelopment affecting the character of existing residential areas

•

Because of a lack of brownfield sites, potentially more pressure to develop open
spaces, such as playing fields and allotments

•

Disadvantages of this option
•

The A259 coast road already suffers from congestion and delays

•

Poor air quality in Newhaven and Rottingdean could be made worse

•

Requires greenfield land and the loss of open countryside

•

It would result in the coalescence of Newhaven and Peacehaven

•

The cliffs at Peacehaven Heights are not protected from coastal erosion

•

Limited opportunities for, or high cost of achieving, provision of new community
services and facilities already considered under strain by some residents

Potential harmful impact on sensitive sites protected for their biodiversity and
geological value

•

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

•

Risk of further loss of employment land to housing

•

Extensive land assembly necessary

•

Less opportunity to provide affordable homes within rural communities

•

Potentially only achievable though the use of compulsory purchase powers

•

Delivery unlikely to commence until the back end of the plan period
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3. Urban extensions to Burgess Hill and Haywards Heath
This option would involve the further large-scale expansion of Haywards Heath
and Burgess Hill into the plan area. These towns are located in Mid-Sussex
District but both have developed up to the boundary of Lewes District. They
have close links with residents in the northern part of the plan area and
represent sustainable locations in terms of their accessibility and the range of
employment, services and community facilities offered. This option could only
be pursued by working in partnership with Mid-Sussex District Council and
West Sussex County Council.
Advantages of this option

4. Focus growth on the most sustainable villages in the Low
Weald
This option would direct growth to 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 published in 2013. There would be no, or only very limited, expansion of
smaller villages and hamlets.
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 help deliver the Council’s pledge to build more rented council homes
in the villages

•

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

•

New development would be directed to the two most sustainable settlements

•

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

•

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

•

•

Potential for the delivery of housing early in the plan period

Opportunities to maximise sustainability gains through the use of local energy
generation, SuDS, comprehensive green infrastructure network, etc.

•

Opportunity to support the growth of the rural economy

•

Cost efficient in terms of making the best use of existing infrastructure

Disadvantages of this option

•

Greenfield development may enable higher provision of affordable housing

•

•

Potential to relieve development pressures on the Low Weald villages

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

Disadvantages of this option
•

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

•

Requires greenfield land and the loss of a significant area of open countryside

•

Risk of harm to landscape, ecological and heritage assets

•

Requires significant investment in highway network improvements

•

The delivery timescale 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 homes within rural communities
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5. Disperse growth across all villages in the Low Weald

6. A new settlement within the Low Weald

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.

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. It would 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. No specific site is identified.

Advantages of this option
•

Would allow some smaller villages to grow and thrive by 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 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

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.

Disadvantages of this option
•

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

•

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

•

More reliance on car use

•

Potential to relieve development pressures on the Low Weald villages

•

Very limited potential for brownfield development

•

Requires greenfield sites and the loss of open countryside

Disadvantages of this option

•

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
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•

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

•

The delivery timescale 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 area of open countryside

•

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

•

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

•

Depending upon location, there could be a harmful impact upon the special
qualities of the South Downs National Park and/or the Low Weald landscape

IMPROVING ACCESS TO HOUSING

The homes in which we live have a huge influence on the
quality of all our lives. Access to safe, secure and affordable
housing is fundamental to supporting the health and
independence of residents, creating sustainable communities,
and supporting economic growth.
Affordable Housing
The affordability of housing is a significant concern for people living in the district. This
includes younger people looking to move into their first home, and those who simply do not
earn enough to be able to afford to buy a home.
It is important that the Council tries to meet the needs of all its communities and to ensure
that younger generations can continue to live in the district. The provision of affordable
housing is therefore a Council priority, particularly social rented housing to meet the needs of
those unable to afford their own home.
The Government’s definition of affordable housing is homes for sale or rent provided to
eligible households whose needs are not met by the market.
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Affordable housing is usually delivered by housebuilders as a
requirement of development. The Government only allows councils
to seek affordable housing on development of 10 or more
dwellings. However, the Council has a choice over the percentage
of affordable housing that can be sought on such sites.

The Government now requires that 25% of all affordable housing
secured through developer contributions must be ‘First Homes’.
These are homes for sale at a price discounted by a minimum of
30% against the market value or, after that discount has been
applied, at a price no higher than £250,000.

The current Local Plan policy sets out a target of 40% affordable
housing on developments of 10 or more dwellings. The current
plan’s preferred tenure split is 75% affordable rented housing and
25% intermediate (shared ownership) housing.

Consequently, if the Council maintains its preference that 75% of
affordable housing provision should be affordable rented homes,
the remaining 25% intermediate housing would have to be ‘First
Homes’, rather than shared ownership homes as currently sought.
Alternatively, the Council could review its preferred tenure mix.

Affordable rented housing must meet all the following conditions:
(a) the rent is at least 20% below local market rents (including
service charges where applicable); (b) the landlord is a registered
provider; (c) it includes provisions to remain at an affordable price
for future eligible households.

The new Local Plan could require housebuilders to provide as
much affordable housing as possible without making their
development financially unviable. However, the Council needs to
consider the balance between the provision of affordable housing
and the ability to secure contributions towards other types of
infrastructure, such as open space and schools.
The current Local Plan also supports the provision of affordable
housing on ‘rural exception sites’ (i.e., sites in the countryside
which would not normally get planning permission for market
housing). Such sites are intended to meet an identified local need
for affordable homes in the smaller villages of the district.
The Government has introduced an additional requirement for the
Council to allow the development of ‘First Homes exception sites’,
suitable for first time buyers. Such sites would be on land which is
not already allocated for housing but is adjacent to existing
settlements and proportionate in size to them.
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HAVE YOUR SAY:
4.1

Should the new Local Plan seek the maximum viable
affordable housing target on sites of 10 or more dwellings?

4.2

Should the new Local Plan maintain the Council’s preference
for an affordable housing tenure split of 75% affordable
rented homes3 and 25% intermediate homes, or should it
pursue a different approach?

4.3

Should the new Local Plan have a locally specific approach
to supporting the development of ‘First Home exception
sites’ (as it currently has for rural exception sites) or should
the Council rely on national planning policy?

4.4

Are there any other issues that the new Local Plan should be
considering?

Housing Type, Mix and Density
The current Local Plan requires new housing developments to
provide a range of dwelling types and sizes to meet identified local
needs, including one and two bedroom homes for single people
and couples with no dependents. However, it does not set any
targets or standards for the type and size of dwellings which should
be provided.

Accessible and adaptable homes
With an ageing population, it is important to provide homes that are
designed to be accessible and adaptable to changing needs over
time. Such homes can also enable people with disabilities to live
more independently and safely, with greater choice and control
over their lives. It is a Council priority to deliver more accessible
housing for those with physical and additional support needs.
The new NPPF states that planning policies can make use of the
Government’s optional technical standards for accessible and
adaptable housing to help deliver an adequate supply of such
housing where an identified need exists. This approach would
require the Local Plan to clearly identify what proportion of new
dwellings in a development should comply with these standards. A
balance would need to be struck between requiring the provision of
accessible and adaptable housing and the potential impact on the
financial viability of development.

3 Affordable

rented housing must meet all the following conditions: (a) the rent
is at least 20% below local market rents (including service charges where
applicable); (b) the landlord is a registered provider; (c) it includes provisions
to remain at an affordable price for future eligible households.
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•

Self-build housing
Self-build and custom-build housing offer the opportunity for
residents to be involved in the design and construction of their own
homes. The benefits include increasing the supply of housing,
enabling more people to get onto the property ladder, and providing
a greater mix and variety of homes.
In general terms, ‘custom-build’ housing is where a person
commissions a specialist developer to help deliver their home to
their customised specifications, while ‘self-build’ housing is where a
person is more directly involved in building or managing the
construction of their home from beginning to end.
The Council keeps a register of people interested in self-build or
custom-build house building and is expected to grant suitable
permissions in respect of enough serviced plots to meet the
demand identified. Options to meet this demand include:
•

A positive encouragement policy for the provision of selfbuild plots in new housing developments but leave it to the
market to deliver plots as and when demand arises

•

Introducing a policy requirement that housing
developments over a certain size make a percentage of
plots available for self-build or custom housebuilders

•

Allowing developers to meet affordable housing
requirements by providing self-build plots in place of
affordable rented or shared ownership housing
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Identifying a specific number of self-build plots that should
be provided within individual housing or mixed-use site
allocations in the new Local Plan

Space standards
Well-designed homes provide a good standard and quality of
internal space. The Government has introduced a ‘nationally
described space standard’ for new homes, which the Council is
able to adopt if the need for an internal space standard can be
justified.

Residential Density
The current Local Plan sets out the Council’s expectations in terms
of the density of new housing schemes in our towns (47-57
dwellings per hectare) and villages (20-30 dwellings per hectare).
However, the Government has made it clear that planning policies
should avoid homes being built at low density. It expects Local
Plans to include minimum density standards for town centres and
other locations well served by public transport.
There is often a delicate balance between making the most efficient
use of land and ensuring that residential, visual and environmental
considerations are respected. It can sometimes be challenging, for
example, to successfully accommodate car and cycle parking
demands within higher density housing developments.

However, terraced houses and apartments can be more energy
efficient and, within urban areas, the number and variety of people
who live in higher density neighbourhoods can provide valuable
support for local shops, public transport and community facilities.
Apartments can also be more affordable for younger households.
The Council therefore needs to look at setting appropriate density
standards within the plan area.

If you would like to find out more about this issue, the Council
has prepared an Improving Access to Housing Topic Paper.

HAVE YOUR SAY:
4.5

Should the new Local Plan go beyond the mandatory
building regulations to ensure that a proportion of new
homes are accessible and adaptable? In what circumstances
should this be applied?

4.6

How can the new Local Plan be more responsive to the
needs of younger households, older people and custom/selfbuilders?

4.7

Should the new Local Plan ensure that a proportion of new
homes are one or two bedroom dwellings that are more
affordable for first time buyers? In what circumstances
should this be applied?

4.8

Should the new Local Plan require all new homes to meet
the nationally described space standard?

4.9

Should the Council be applying minimum density standards
across the whole plan area, or only applying them in specific
locations such as town centres, train stations, and routes
with reliable and frequent bus services, e.g. A259?

4.10

Are there any other issues that the Council should be
considering?
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PROMOTING A PROSPEROUS ECONOMY
AND BUILDING COMMUNITY WEALTH

The new Local Plan has an important role to play helping to
stimulate and maintain a prosperous and balanced local
economy that keeps the wealth generated within the district.
The current Local Plan supports and encourages local economic development by allocating
new sites for employment uses, protecting existing employment sites from other competing
uses, encouraging the growth of the rural economy and tourism, and supporting the
expansion and modernisation of Newhaven port. It also seeks to maintain and enhance the
vitality of our town and district centres.
Whilst these planning policies are still relevant, the new Local Plan needs to more fully reflect
the Council’s ambitions in respect of Community Wealth Building (i.e. re-directing wealth
back into the local economy to benefit residents and local businesses). The current Local
Plan also need updating in the light of recent legislation introduced by the Government to
allow more changes of use without the need for planning permission.
The Council also recognises that the impact of the Covid-19 pandemic is likely to affect
future economic opportunities in the district and this will influence the future direction of
planning policies in the new Local Plan.
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Employment Space Provision
The new Local Plan will need to set out the amount of employment
space that is required over the period to 2040. The local economy
is underpinned by jobs in public administration, education and
health, and most of the district’s companies employ less than 10
people.
The main focus of economic activity in the plan area is currently the
coastal towns, which also contain pockets of socio-economic
deprivation, exacerbated by low average wages and an ageing
population. Fewer young people makes it challenging for local
businesses to attract the workforce that they demand, and creates
difficulties in terms of attracting inward investment to the area.
It is a Council priority to support both existing local companies and
new business start-ups to create additional job opportunities for
local people. This will be achieved by supporting innovation and
technological advances, including clean technologies and the
creative sector, in order create a diverse and prosperous local
economy where residents share the benefits of growth.
It is understood that the market for industrial premises is still very
strong but there is a lack of suitable premises ready for companies
to move into. The growing importance of on-line shopping has led
to a high demand for warehouse space, particularly near to centres
of population. Such uses generally involve low job densities and
low wage employment and work against the ‘community wealth’
principles of the Council’s Corporate Plan. They would also require
large sites with good access to the strategic road network.
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In order to meet the Council’s ambition to build community wealth
and help micro-businesses to thrive, the new Local Plan needs to
make provision for a very different type of employment space. A
range of small, flexibly-managed business units, including move-on
premises, is required to support the incubation, expansion and
retention of small local businesses. It is also important that such
units are provided in locations which both meet demand and are
accessible by sustainable means of transport.
The Council will be updating the Employment and Economic Land
Assessment published in 2010 to help identify the amount and type
of employment space that needs to be provided in the plan area in
the future.

HAVE YOUR SAY:
5.1

How much employment development is required to support a
sustainable economy?

5.2

What type of employment space should the new Local Plan
prioritise?

5.3

How can policies made flexible enough to accommodate
needs not anticipated, particularly as economic implications of
the Covid-19 pandemic are unknown?

5.4

How can the new Local Plan best meet the needs of Small and
Medium Sized Enterprises?

Retail and Town Centre Uses
The new Local Plan will need to identify the need for future retail
space in terms of the types, sizes and locations up to 2040. This
must reflect the changing nature of the high street and town
centres, with a focus on them being sustainable and wealthgenerating community assets. The Covid-19 pandemic and the
Government’s recent changes to use classes and permitted
development rights is likely to have a significant impact.

HAVE YOUR SAY:
5.5

How much additional retail and space for town centre
uses is required to support a sustainable economy?

5.6

What type of space should the new Local Plan prioritise?

5.7

How should the new Local Plan address the provision of
small-scale retail uses, for example convenience shops,
outside of designated town centres?

The Visitor Economy
Tourism is one of the strongest performing sectors of the local
economy, assisted by the proximity of the South Downs National
Park. However, the Covid-19 pandemic could have a significant
impact on the hospitality trade and visitor spending.

The current Local Plan supports the sustainable development of
the visitor economy provided that proposals are of a scale, type
and appearance that are appropriate to the locality and provide
local employment opportunities. It also seeks to protect and
enhance existing visitor accommodation, including camping and
caravan sites.
The new Local Plan should continue to support the tourism and
visitor development, recognising and embracing its contribution to
the local economy. However, high numbers of visitors can put
pressure on some locations if they are not carefully managed. The
new Local Plan therefore needs to seek a balance between our
support for the visitor economy and the need to protect the
landscape and heritage of the plan area.

HAVE YOUR SAY:
5.8

How can the new Local Plan help enhance the visitor
offer?

5.9

Should the new Local Plan identify new development
to facilitate tourism growth, and if so what and where?

5.10

Should the new Local Plan seek to protect facilities
and attractions that could be critical to sustaining the
visitor economy?
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Locations for Employment Space Provision

The Rural Economy
The Government expects all councils to support the sustainable
growth and expansion of businesses in the countryside. The
current Local Plan allows the conversion of existing rural buildings
to employment uses, and appropriate, well-designed new buildings
for business use in the countryside. They also support farm
diversification schemes that help to maintain the viability of farm
businesses engaged in sustainable land management.

HAVE YOUR SAY:
5.11

What else can the new Local Plan specifically do to support
the rural economy?

Newhaven is identified as a priority employment growth location in
a number of strategic economic plans and strategies, including the
Greater Brighton City Deal. Enterprise Zone status has now been
achieved on 79 hectares of land across eight sites within
Newhaven, including the town centre. This designation is intended
to act as a catalyst for attracting business investment and heralding
a new era for the town.
Within the countryside, past evidence has not shown a significant
demand for the provision of employment premises. However, more
recently a number of planning applications for business premises
have been submitted, notably on former farm holdings. Additional
employment provision in village locations could help the villages to
become more self-contained and reduce the need to travel. On the
other hand, such sites tend to be only accessible by car and would
be unlikely to encourage more sustainable modes of transport if
employees don’t live locally.

HAVE YOUR SAY:

Photo credit: Philip Bird LRPS CPAGB / Shutterstock.com
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5.12

How can the new Local Plan help support Newhaven as a
key strategic asset for the local economy and help promote
the regeneration of the town?

5.13

Should the new Local Plan focus provision for new
employment space within the towns or the countryside?

Protecting existing employment sites and town
centres
The Government has introduced changes to the planning system
which mean that different uses, such as shops, restaurants, offices,
light industry and leisure activities, are now included in a single
‘Use Class’ (Class E). This means, for example, that it is possible
for a shop to become an office or gym without requiring permission.
The Government also proposes to allow premises currently
occupied by Class E uses to be converted to flats or houses
without requiring planning permission. This means that the Council
will no longer be able to control the loss of shops and employment
premises to residential use.
Consequently, the current Local Plan policies seeking to safeguard
both existing town centre shops and employment premises need
amending and updating. The high price of flats and houses in the
plan area may make it particularly challenging for the new Local
Plan to ensure a sufficient level of shops, services and job
opportunities for residents.

HAVE YOUR SAY:
5.14

How can the new Local Plan support the vitality and viability
of town and village centres in light of changes to permitted
development rights?

5.15

How can the new Local Plan protect the employment space,
and where should the focus of that protection be?

Local Labour Agreements
A local labour agreement is when a developer agrees to offer
employment, training and education opportunities (e.g.
apprenticeships) and to use local workers and suppliers when the
development is under construction. If the final development is
intended for commercial use, the developer may also agree to
employ local people once it is completed and occupied.
The Council is committed to a people-centred approach to local
economic development that re-directs wealth back into the local
economy. We already seek local labour agreements in Newhaven,
with the aim of improving training and skills to support the local
economy. It may be possible to extend this concept, via the new
Local Plan, so that the benefits to residents and local contractors
are more widely available.

HAVE YOUR SAY:
5.16

Should the approach to local labour be a blanket approach
for the plan area, or should it focus on specific locations?
We welcome comments from developers as to how.

If you would like to find out more about this issue, the Council
has prepared an Economy and Community Wealth Topic
Paper
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CREATING HEALTHY SUSTAINABLE
COMMUNITIES WITH INFRASTRUCTURE

The Council understands how important and necessary matching
growth with improvements to infrastructure is to local residents
and communities. The prospect of more housing or jobs can
cause worries about traffic congestion, school places, loss of
green spaces, difficulty getting a GP or hospital appointment,
and other vital issues.
The Council also recognises that providing adequate services for transport, education, health,
leisure and other community needs is a fundamental factor in achieving a high quality of life for
residents. With a growing population, it is essential that these services are planned in a coordinated way in partnership with the relevant infrastructure providers.
This will be achieved through a document called the Infrastructure Delivery Plan (IDP), which
will set out the critical new or improved facilities and services that are necessary to support the
growth proposed in the new Local Plan. The IDP will also identify the costs, funding sources,
timescales, and who is responsible for providing any new or improved infrastructure.
The current Local Plan seeks to protect existing community facilities and services and to
ensure that new facilities are located where they are accessible, particularly for less mobile
residents. It also seeks to ensure that development is permitted only where either there is
sufficient capacity in the existing local infrastructure to meet the demands arising from that
development, or any necessary new or improved facilities will be provided at the time they are
needed.

Lewes District Local Plan • Issues and Options

| 41

Funding for community services and infrastructure will come from a
variety of sources, including financial contributions from developers
and government grants. Developer contributions are paid in two
ways: the Community Infrastructure Levy (CIL) and Section 106
legal agreements.
CIL is a fixed charge which is collected when development starts to
be built. This money is then pooled by the Council and helps to
fund the infrastructure – such as schools or transport
improvements – that is needed to support new homes and
businesses in the area.
Section 106 payments are made to fund specific types of
infrastructure that are needed to make an individual development
acceptable, e.g. affordable housing, access improvements,
children’s play space. They are secured through a legal agreement
and must be paid at a time specified in that agreement.

Deciding the Council’s priorities for developer
contributions
It is important to have realistic expectations about what the Council
can achieve via the planning system and prioritise what is
necessary, both to ensure that new development can take place
and to sustain that development in the longer term.
The current Local Plan expects housebuilders to provide high
quality developments with the necessary services and
infrastructure to support the needs of the future occupiers.
However, the amount of on-site infrastructure and contributions that
the Council can require of new development is affected by financial
viability – what the development can afford to provide.
The financial viability of development and the amount that it can
afford to contribute towards infrastructure is affected by a number
of issues including: the cost of construction; the type and number of
specific on-site requirements for the development to meet; the
value of land that is being developed; and the sale price of the
development once it has been completed. The Government has set
an acceptable level of developer profit at 20%.
The Council’s expectations in the new Local Plan must therefore be
very clear, so that developers do not pay too much for a piece of
land and then calculate that they cannot afford to meet our policy
requirements. We will be commissioning viability assessments to
help us set any new policy requirements at a level that is viable for
development to go ahead.
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Clearly, all the Council’s planning policy requirements are
important, but no requirement should be so high that it makes
development unviable. Consequently, if one policy requirement is
raised, another may need to be reduced. The Council wants to
understand what you think is the most important of the following
key requirements:

Affordable housing
Affordable housing helps meet the needs of those unable to afford
their own home and is mainly delivered by private housebuilders as
a requirement of development. It is the biggest influence on the
viability of development. The type of tenure required also affects
viability where social rented provision is more costly than
intermediate tenures (see Issue 4: Improving Access to
Housing).

Designing for the climate emergency
The Council has joined with many other local authorities across the
UK in declaring a climate emergency and it has committed to
working towards making the Council and the district net zero
carbon by 2030. The Council needs to introduce design
requirements to make sure that new developments are more
energy efficient, adaptable, and resilient to climate change (see
Issue 1: Tackling Climate Change). However, whilst design can
achieve some effects requiring higher design standards will often
have cost implications for development and may also affect
viability.

Accessible, adaptable and wheelchair accessible homes
The provision of suitable and adaptable housing can enable
disabled people to live more independently and safely, with greater
choice and control over their lives. Wheelchair user homes include
additional features to meet the needs of occupants who use
wheelchairs or allow for adaptations to meet such needs. The
Council can require a proportion of homes to meet these
requirements (see Issue 4: Improving Access to Housing) but
these homes will have additional build costs and often take up
more land due to greater internal space standards.

Contributions towards strategic infrastructure
Strategic infrastructure includes school places, transport
improvements, sports facilities, and healthcare. These facilities are
normally funded through the Community Infrastructure Levy (CIL).
Under CIL, contributions towards strategic infrastructure are pooled
together. The Council decides later what the money will be spent
on, rather than it being set out in the Local Plan.
For this reason, the questions below ask about strategic
infrastructure in general, rather than about specific types. The
Council will continue to investigate additional opportunities,
including bidding for Government funds, to deliver the infrastructure
needed to support development growth.
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HAVE YOUR SAY:

Examples of how we could manage our priorities
Figure 5 below shows two examples (1) where affordable housing
is a higher priority and (2) where affordable housing is a lower
priority. If any one of the types of policy requirements was
increased, it would reduce how much funding could go towards
other types of infrastructure.

6.1

On what types of infrastructure should the Council prioritise
developer contributions? Should the Council require:
a) A greater proportion of affordable housing but lower
overall design and other infrastructure requirements; or
b) A lower proportion of affordable housing but higher
overall design standards and other infrastructure
requirements?

6.2

Whether you prefer Option (a) or (b), what do you think is
more important out of the following:
•

Enhanced carbon reduction design/renewable energy
infrastructure?

•

Accessible, adaptable or fully wheelchair accessible
homes?

•

Strategic infrastructure (school places, transport
improvements, sports facilities, etc.)?

Figure 5 – Example of Managing Priorities

Encouraging healthy communities
Our environment goes a long way to determining the quality of our
health and well-being. Current planning policies seek to encourage
active lifestyles and minimise our impact on the climate by
protecting and promoting a connected network of green spaces,
providing children’s play spaces in new housing developments,
prioritising the needs of pedestrian and cyclists over car users, and
supporting more walking and cycling routes.
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The Council has adopted minimum standards for outdoor sport and
play facilities, and recently carried out a study into existing
recreational facilities. The findings from this study will be used to
determine the need for new or improved facilities to meet needs
arising from population growth. The study recommends that the
new Local Plan introduces additional standards for allotments,
community gardens, amenity space and parks.
The Council could further bring health and well-being to the
forefront of design by requiring Heath Impact Assessments (HIA) to
be submitted alongside planning applications. HIAs are used to
demonstrate that new development would make a positive
contribution to the physical and mental health of the local
community. The Council could also use Active Design principles,
developed by Sport England, to create environments which
encourage active and healthy lifestyles.

10- or 20-Minute Neighbourhoods
The Council thinks it is important that residents can walk or cycle to
their schools, shops, work places, community facilities, open
spaces and sports facilities wherever possible. The ‘10 or 20
minute neighbourhood’ is one approach to achieving this ambition.
It means making sure that people of all ages and abilities can
easily get to the services and facilities that they need day-to-day.
The relevant features of this approach are illustrated in Figure 6
below.

HAVE YOUR SAY:
6.3

Should the new Local Plan introduce specific benchmark
standards for the provision of other open spaces, in addition
to the existing standards for outdoor playing space? If so,
which types of open space should be addressed?

6.4

Should the new Local Plan require Health Impact
Assessments for larger development proposals? How
should the threshold be determined?

6.5

Figure 6 - Features of a 20-minute neighbourhood

Should strategic housing site allocations (100+ dwellings)
incorporate Active Design principles?
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Most of the areas that have successfully adopted the 10 or 20
minute neighbourhood approach are in towns and cities. Villages
rarely have enough of the vital features to qualify and do not often
have safe and convenient walking and cycling routes. It would be
more challenging to apply it in the rural parts of the plan area
however rural carbon footprints tend to be higher so action is
important

HAVE YOUR SAY:
6.6

Should the 10-20 minute neighbourhood concept be
adopted by the new Local Plan?

6.7

If so, should the 10-20 minute neighbourhood principles be
applied differently in towns compared to villages within the
plan area?

6.8

Should the 10-20 minute neighbourhood principles be a
requirement of all major new developments, or only on
strategic housing site allocations?

Telecommunications
Improving digital connectivity is a national and a local priority and is
particularly important to rural communities. It can also contribute
towards reducing the need to travel. The Government has set a
target of achieving 5G coverage for the majority of the population
by 2027 and full fibre connectivity across the whole country by
2033.
Given the critical importance of internet access to residents and
local businesses, there may be a justification for requiring all new
housing developments to make provision for suitable superfast
broadband and fibre connectivity, irrespective of their location. This
requirement could also be applied to non-residential developments,
subject to viability considerations.

HAVE YOUR SAY:
6.9

Should new development be required make provision for a
superfast broadband connection, or an equivalent alternative
technology, installed on an open access basis?

6.10

If so, should this policy apply to only residential, or to both
residential and non-residential, development?

If you would like to find out more about this issue, we have
prepared a Communities and Infrastructure Topic Paper.
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APPENDIX 1: CURRENT STRATEGIC PLANNING POLICIES

ISSUE 1: Tackling Climate Change

ISSUE 4: Improving Access to Housing

CP12 Flood Risk, Coastal Erosion, Sustainable Drainage and
Slope Stability

CP1

Affordable Housing

CP2

Housing Type, Mix and Density

CP13 Sustainable Travel

CP3

Gypsy and Traveller Accommodation

CP14 Renewable and Low Carbon Energy and Sustainable use of
Resources

ISSUE 2: Protecting and enhancing the distinctive quality
of the environment
CP9

Air Quality

ISSUE 5: Prosperous Economy and Building Community
Wealth
CP4

Encouraging Economic Development and Regeneration

CP5

The Visitor Economy

CP6

Retail and Sustainable Town and Local Centres

CP10 Natural Environment and Landscape Character
CP11 Built and Historic Environment and High Quality Design

ISSUE 3: Accommodating and Delivering Growth
SP1

Provision of Housing and Employment Land

SP2

Distribution of Housing

SP6

Land at Greenhill Way/Ridge Way, Haywards Heath

SP6

Land north of Bishops Lane, Ringmer

SP7

Land at Harbour Heights, Newhaven

SP8

Land at Lower Hoddern Farm, Peacehaven

ISSUE 6: Creating Healthy, Sustainable Communities
with Infrastructure
CP7

Infrastructure

CP8

Green Infrastructure
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