
 

 

 

 

 

Agenda Item 8 

Report PC22/23-10 

 

Report to Planning Committee 

Date   13 October 2022 

By Director of Planning 

Title of Report Lewes Brooks Road, Planning Brief 

Purpose of Report To approve this draft Planning Brief for consultation and, subject 

to any necessary changes, to approve its use for development 

management purposes 

Decision 

 

Recommendation: The Committee is recommended to:  

1. Approve this draft Planning Brief for consultation, subject to any comments of the 

Planning Committee being addressed (the wording of which is delegated to the 

Director of Planning in consultation with the Chair of the Planning Committee). 

2. Agree to delegate authority to the Director of Planning, in consultation with the 

Chair of Planning Committee, to consider the results of the consultation, make any 

minor changes and then approve the Planning Brief for development management 

purposes as a material consideration in the determination of planning applications.  

If major changes are required as a result of consultation, a further report will be 

presented to Planning Committee 

 

Executive Summary 

 A Planning Brief has been prepared for the Brooks Road area of Lewes to set out the 

approach to redevelopment in the area and guidance on key relevant issues, specifically; 

land use, design, climate change and movement and connectivity. 

 The Planning Brief does not set new policy or allocate sites for development and should 

be read in conjunction with the adopted Development Plan for the area which 

comprises the South Downs Local Plan, the East Sussex Minerals & Waste Plan and the 

Lewes Neighbourhood Development Plan (NDP). 

 Prior to publishing the Planning Brief, comments will be invited from interested parties 

during a 6 week consultation period.  Final changes to the document will be made as 

necessary in response to the feedback received.  Once published, the Planning Brief will 

be a material consideration in making planning decisions relating to the Brooks Road 

area.    

1. Background 

1.1 The Brooks Road area (Appendix 1), is part of the Central area of Lewes, which is 

protected as a principal employment site under Policy SD35 of the South Downs Local Plan 

and identified on the Policies Map.  This is the highest level of protection provided by the 

Local Plan for existing employment sites and requires the maximum period of marketing of 

eighteen months to support a change of use application.  The supporting text to the policy 
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states that ‘There are a small number of principal employment sites in Petersfield, Midhurst 

and Lewes, which are large-scale, good-quality employment sites providing jobs and services 

across a wide area. The National Park Authority supports the continued use of these sites 

for B Class employment and will resist development proposals for alternative commercial 

uses and housing.’  Furthermore, Policy HC4 of the Lewes NDP protects all employment 

uses and premises in the town. 

1.2 In recent years there have been several planning applications and enquiries for 

redevelopment within the area, including for mixed-use development.  A Planning Brief 

(Appendix 2) has been prepared, in recognition that a level of change is happening in the 

area and to set out the approach to redevelopment and guidance on key relevant issues.  

This is a proactive way that the Local Planning Authority can influence development within 

the area and, once published, will be a material consideration in the determination of 

planning applications. 

1.3 The draft Planning Brief has been prepared through collaboration between SDNPA officers 

in Planning Policy, Planning Specialists, Development Management and the Thrive team.  In 

gathering evidence and aspirations for the area, there has also been engagement with 

stakeholders, including a workshop attended by representatives from Lewes Town Council 

and East Sussex County Council. 

2. Planning Brief – Brooks Road, Lewes 

2.1 The Brooks Road area is a large mixed employment area of approximately 15 hectares, close 

to Lewes town centre.  To the west are Tesco and Aldi supermarkets and Malling recreation 

ground adjacent to the River Ouse.   There are residential areas to the north and east, with 

the Lewes Downs Site of Special Scientific Interest (SSSI) and Special Area of Conservation 

(SAC) providing the backdrop to the east of the town. 

2.2 The area comprises of a range of land uses including; employment (warehouse, storage & 

distribution), trade counters, offices, large format retail warehouses, Royal Mail sorting 

office, NHS fleet management & maintenance centre, some residential dwellings, a micro-

brewery and assembly & leisure uses. 

2.3 The draft Planning Brief is structured as follows: 

 Executive summary setting out the role of the Planning Brief, vision and key 

development principles. 

 Introduction to Brooks Road area covering the area’s history, land uses and ownership, 

policy framework and relevant planning history. 

 The next section provides an overview of the landscape context, emphasising that all 

development is required to take a landscape-led approach to design 

 There follows four topic sections on the approach to redevelopment covering land use, 

design, climate change, movement and connectivity.  Within each of these 

sections, challenges and opportunities are detailed, as well as key development principles 

and illustrative maps.  Key views and vistas are shown in the appendix.  Also in the 

appendices is an illustrative layout showing how the key principles of the brief will shape 

the design process.  This is not a final proposal, but an interpretation of how key 

principles in the Brief inform layout design. 

2.4 Overall the Planning Brief seeks to influence development proposals to achieve the 

following;  

 Enhanced employment provision 

 A liveable environment compatible with surrounding uses, including residential 

 Incorporate and restore a network of naturally functioning watercourses and drainage 

ditches 

 Retention of historic buildings and enhancement of their setting 

 Improved permeability and an appropriate walking and cycling environment  
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 Introduction of characteristic and multifunctional open spaces and vegetation in the 

public realm. 

3. Next steps 

3.1 Following consideration by Planning Committee, the Planning Brief will be subject to a 6 

week consultation period.  The consultation will invite feedback and comments from 

interested parties including Lewes Town Council and local land owners.  The consultation 

will also be publicised on the SDNPA website.  Following the consultation, final changes to 

the Planning Brief will be made as necessary, prior to publishing the Planning Brief.  It will 

then be a material consideration in making planning decisions relating to the Brooks Road 

area, unless significant change required in which case a further report will be presented to 

Planning Committee  

4. Other implications 

Implication Yes*/No  

Will further decisions be 

required by another 

committee/full authority? 

No, unless significant changes are required in which case a 

further report will be presented to Planning Committee 

Does the proposal raise any 

Resource implications? 

No – any work will be carried out internally 

How does this decision 

contribute to the Authority’s 

climate change objectives 

The Planning Brief identifies area-wide measures to adapt to 

climate change by improving the green and blue infrastructure 

and mitigation measures by improving walking and cycling 

provision to reduce car-trips. 

Have you taken regard of the 

South Downs National Park 

Authority’s equality duty as 

contained within the Equality 

Act 2010? 

Yes - the draft Planning Brief supports improvements to the 

built environment to improve access for all. This will be 

considered further should planning applications come forward. 

Are there any Human Rights 

implications arising from the 

proposal? 

None 

Are there any Crime & 

Disorder implications arising 

from the proposal? 

The draft Planning Brief supports the orientation and layout of 

buildings to increase natural surveillance of public areas, in line 

with the principles of ‘designing out crime’. 

Are there any Health & Safety 

implications arising from the 

proposal? 

None 

Are there any Sustainability 

implications based on the 5 

principles set out in the SDNPA 

Sustainability Strategy? 

The draft Planning Brief supports and encourages sustainable 

design, helping us to live within environmental limits. 
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5. Risks Associated with the Proposed Decision  

Risk  Likelihood Impact  Mitigation 

The Planning Brief 

is seen as too 

prescriptive and 

stalls development 

Low  Medium The draft Planning Brief does not impose 

substantial additional requirements on 

developers but rather makes it clear what 

the Authority expects to see in the 

development of the area. Setting this out 

at an early stage gives clarity to developers 

and should make the planning application 

process (including pre-application 

discussions) more efficient. 

The Planning Brief 

is interpreted as a 

weakening of Local 

Plan policy 

protecting  

employment use in 

the area 

Medium High The draft Planning Brief does not set new 

policy and is clear that it needs to be read 

in conjunction with the adopted 

Development Plan.  Key relevant policies 

in the South Downs Local Plan and Lewes 

NDP are highlighted. 

 

TIM SLANEY 

Director of Planning 

South Downs National Park Authority 

 

Contact Officer:  Amy Tyler-Jones – Lead Planning Policy Officer 

Tel:    01730 819272 

Email:    amy.tyler-jones@southdowns.gov.uk  

Appendices    1. Map of Brooks Road area boundary 

2. Draft Brooks Road Planning Brief 

SDNPA Consultees Director of Planning; Monitoring Officer; Legal Services,  

External Consultees  None 

Background Documents Lewes Neighbourhood Development Plan 2015-2033 
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