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Surrey countryside campaigners warn new
planning rules risk more speculative
development

18 December 2025

Local countryside campaigners have voiced strong concerns over the Government’s newly announced
changes to the National Planning Policy Framework (NPPF), warning that the reforms could increase
speculative development across Surrey without delivering the affordable housing and infrastructure
communities need.

The changes, announced by the Housing Minister this week, form part of the Government’s wider pledge to
accelerate housebuilding and address England’s housing shortage. Ministers say the revised framework is
intended to simplify the planning system, reduce delays, and ensure local authorities play a more active
role in meeting housing need.

Among the key changes outlined by the Government are a renewed emphasis on meeting housing targets,
revisions to how land supply is assessed, and proposals to allow some areas of the Green Belt to be
reclassified as so-called “grey belt” land where development is judged to have limited environmental or
landscape value. Ministers have also argued that the reforms will reduce repeated legal challenges and
appeals that, they say, slow down development.

Responding to the announcement, CPRE Surrey said it was “deeply concerned” that the changes would fail
to meet their stated aims while placing greater pressure on countryside land.

Andy Smith of CPRE Surrey said the proposals were “unlikely to meet the Government’s aim of speeding up
housebuilding but will certainly blight more of our countryside with the shadow of unwanted development”.

“Yes, we need more affordable housing but these proposals won’t achieve that,” he said. “What we will see
is a further increase in speculative development which boosts the profits of developers but will not produce
the housing or public services that we really need.”

CPRE Surrey has questioned why the Government is pursuing development on Green Belt land when
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national figures indicate there is capacity for at least 1.4 million new homes on brownfield sites across
England. Campaigners argue that the absence of a legally enforceable “Brownfield First” policy means
developers will continue to prioritise greenfield sites, where land values are higher and projects are more
commercially attractive.

“Why, when across England there is space for at least 1.4 million new homes on brownfield sites, does the
Government still want to reclassify much of the Green Belt as ‘grey belt’ and build on it?” Mr Smith asked.
“Why do Ministers want us to lose farmland and open spaces to the developers?”

The Government has also said the changes are intended to prevent repeated attempts to overturn planning
decisions. In Parliament, the Housing Minister said the reforms would help end a system that allows parties
to “come back again and again if they don’t get the outcome they want”.

CPRE Surrey disputes that characterisation, arguing that it is developers, not local communities, who
benefit from repeated appeals. Mr Smith said that if a planning application is approved by a Surrey council,
local residents generally have no right of appeal, whereas developers can submit multiple revised
applications or appeals following refusals.

“Developers can indeed ‘come back again and again’ with appeals and revised, often barely changed,
planning applications, aiming to wear down the objectors,” he said. “The proportion of legal challenges
brought by local communities is tiny compared to the number of developments that are pushed through.”

While ministers insist the revised NPPF will streamline decision-making and unlock new housing supply,
CPRE Surrey said it could not see how the changes would genuinely speed up development or improve
outcomes for communities.

“All these changes will do is play into the hands of speculative developers,” Mr Smith said.

The revised National Planning Policy Framework is expected to guide planning decisions across England
once formally adopted, with local authorities required to update their planning policies in line with the new
national framework.

Sam Jones - Reporter

Image: View of development land west from Hookwood, Horley. (Credit: Google Street View)
Related reports:
110-Home Scheme at Langley Vale Sparks Green Belt Fears
Golf course housing tees off Green Belt preservers
Mole Valley setting a green belt development trend?
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Epsom Green Belt Debate Intensifies
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