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In August 2020, the Government published 
a triple whammy of proposed planning 
changes:

• one with immediate effect;
• one for the short term; and
• one a root and branch long term reform 



First, the proposals which had immediate 
effect:
• change of use classes order – to enable 

shops to be converted to gyms, health 
centres, offices or food and drink 
establishments without planning consent;

• right to add two storeys to blocks of flats, 
houses or shops for residential purposes;

• right to demolish buildings, flats or offices if 
replaced by a block of flats or a detached 
house 



Second, a proposal the Government 
thought they would bring in before the 
end of 2020:

This was to create what was dubbed by a Tory 
MP “the mutant algorithm”.  Designed to 
increase the number of permissions granted 
for houses, to meet the Government’s 
manifesto commitment to build 300,000 
houses in England each year.





It caused a stink, and the biggest increase 
ever in South East MPs’ in-boxes. The 
figures are stark.  For Rother the annual 
figures are:

• Current build out rate 245
• Current Local Plan target 335
• Target set by the Government in 2019 736
• August 2020 proposal 1,173



Where would they all go?

Bear in mind that 83% of Rother is in the High 
Weald Area of Outstanding Natural Beauty; 
and a further 7% in other environmentally 
sensitive areas.





What has happened?

The Tory shires, hardest hit by these new 
targets revolted!  So in December 2020 the 
Government backed down.
They said they would go back to 2019 targets.  
Still, for Rother this would be an unachievable  
736 homes each year.



So the fight goes on?

The Bexhill and Battle MP, Huw Merriman has 
taken up the fight against these figures.  CPRE 
Sussex is campaigning strongly too. 
Remember, in Rother there are currently 
2800+ unimplemented planning permissions.
Do house builders really want to build in 
Rother?



Starters finished, on to the main course.

Planning law has been around since 1947.  It 
has been revised, updated and made more 
complex ever since.
But these proposals are a total shake up of 
the system.
So how does planning work at the moment?



Planning in England starts from a Local Plan.
1 Drawn up by a local planning authority, with a 

public consultation, a public enquiry and an 
Inspector’s report.  It sets the strategic vision for 
the district for 20 years, setting out where it 
thinks development should take place.

2 Guided by the Local Plan, anyone who wants a 
development then puts in an individual planning 
application, with opportunity for public comment, 
and decision by the local authority – to approve 
or refuse.



What are the new proposals?

The main idea is to create a shorter, simpler 
Local Plan.  
Shorter public consultation, plan to last for 10 
years.  

The radical idea though is … 



… to divide each area into one of three 
categories.

1 Growth: land so designated will be given 
automatic outline consent for everything 
identified in the Local Plan, eg housing or 
industrial.



2 Renewal – where land will have a 
presumption in favour of the type of 
development identified by the Local Plan.



3. Protection – these are areas which could be  
• conservation areas
• national parks
• AONB or
• open countryside
where old style planning applications would 
be required.





What CPRE does

Public participation will be reduced
Currently in Local Plans, it is almost nil.  It is 
the actual planning application which excites 
public attention.  
• Other than in Protection areas, these 

would be done away with.



Reduction of local democratic accountability
At present, local Councillors can decide, if 
they wish, on the detail of each planning 
application.  
In the new system this would be very much 
the exception.



• Because zoning is a once every 10 year 
decision, it reduces flexibility to plan, or to 
take account of matters such as emerging 
environmental constraints.

• Effectively there is only one six week 
window at the start of the new Local Plan 
process where ordinary people can voice 
their views about development.



• There is no granularity in zoning proposed.  
In other countries where they have a 
similar system, areas are designated for 
green space, for housing, industry, 
education, leisure or infrastructure.

• Development management policies – the 
real detailed rule book for planning will be 
set out by Central Government, not by 
Local Government as at present.



• The proposals also envisaged an algorithm 
similar to the one junked in December, so 
no clue as to how to define targets now.

• The proposals offer a carrot to local 
communities to prepare a local design 
code.  Not a substitute for community 
involvement in individual applications.





• Currently, new development may pay 
money to the local councils by way of 
Community Infrastructure Levy or a s.106 
agreement.  It could be enough to pay for, 
say a new health centre or classroom at 
the local school.

• CIL is set locally and at the moment Rother 
sets three different rates, one for Bexhill, 
one for the Rye area and the highest one 
in the Battle area.



• On neighbourhood plans, little is said, 
except that they may have a role in 
drawing up their own design code.  

• But they lose the power to allocate sites as 
the community wants.

• No mention anywhere of the climate 
emergency.

• No mention anywhere of social housing.





Conclusion

A thoroughly bad idea.

What do you think?




