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1.1. This Pianning/ Design and Access Statement has been prepared on behalf of

1. INTRODUCTION

Mrs. C Hayhurst in support of an application for the conversion of 3No.
barns to 4No. dwellings, erecdon of agricultural buildings following
demolition of existing structures and creation of new agricultural access road

at Elmridge Farm, Elmridge Lane, nr. Chipping.

1.2. The site lies within the Forest of Bowland AONB. Section 42 of the
Countryside and Rights of Way Act 2000 defines the designation as being
“for the purpose of conserving and enbancing the natural beanty of the ared’. This
statutory requirement has been given full weight in the preparation of the

proposals subject to this planning application.

1.3, Traditionally constructed barns are, as stated in the preamble to policy H15
of the LP, “very much part of the Ribble Valley’s character and heritage”. One of the
objectives of the LP is to “keep these buildings well maintained and protect them as a
Jeature within the landscape for future generations”. The loss of the stone-built
barns would have an adverse impact on the character of the area and wider
AONB. Restoration to beneficial use in a manner appropriate to their
countryside setting is an impottant objective of the proposed development

which is wholly consistent with the statutory requirements.

1.4. The new agricultural building is also of importance to the AONB. Without
modern facilities, the use of the land will change, risking a failure against the
statutoty requirement to conserve the area’s natural beauty. The proposals
integrate the new farm buildings and access within the agricultural landscape
and include removing the relict buildings and restoring the land to

agticultural pastureland.

1.5. This statement reviews the town planning considerations that are relevant to
determining the application and identifies important considerations which
support the proposals including the approach to design of the scheme and

accessibility.
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* 2, THE APPLICATION SITE AND ITS SETTING

2.1. The application site’s location is citcled in red on the below extract of the
Local Plan Proposals Map. As shown, the site lies outside of settlement
boundaties and within the Forest of Bowland Area of Outstanding Natural
Beauty (AONB). The submitted Visual Impact Assessment provides an
ovetview of the existing relationship the site has with the AONB.

: | Image 1
Area of outstanding natural beauty. Policy ENVA
Land outside main settlement / village boundaries.
Policy G5

2.2, Elmridge Farm is primarily a cattle farm which, as shown on the submitted
location plan, occupies some 55ha of agricultural land. The application site
coasists of:

A. the existing farmstead comprising of:
* i{No. farmhouse;
® 2No. stone built bams (barns 1 and 2);
¢  1No. steel barn;
¢ 3No. cattle sheds; and,
¢ 1No. slurry tank and 1No. slutry pit.
B. a singular stone-built barn to the east of the farmstead (barn 3);
C. land to the immediate north of barn 3;
D. land between barn 3 and Gib Hey Lane; and
E. Gib Hey Lane to its junction with Height Lane.
safms/4264 Sedgwick Associates



Existing Farmstead

Images 2 and 3 below are aerial photographs of the farmstead from the

2.3.
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redundant buildings. The advancements made in agricultural methods and

machinery has rendered the barns too small for any beneficial agricultural use

other than storage.
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The farmstead was

has been the case for a number of decades.

This

2.5,

extended to the east with the introduction of the steel barn and later, the

cattle sheds
- 6 below.

in 1980. These utlitarian structures are shown in photographs 4
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2.6.

2.7.

Machinery and methods of farming have of course advanced again since
1980 2nd the existing farmstead is now hindeting the level of productivity
that could be achieved. Manoeuvrability has become an issue for the farmer
(also the applicant); over time, the farmstead has developed in a tight fashion
around the stone-built barns resulting in there being very little space between

buildings. The lack of space is shown in photographs 7 and 8 below.

Photograph 7

Photograph 8

Unsurtprisingly, it is 2 struggle for the farmer to easily manoeuvre the modern

' fh'achihéfy around his farmstead and also, forhlm to stote the machinery.

The s'pac.:e is not available to him. Thls is :dcfnbﬁétrafed in photograph 9

'dvérieaf;.the fartet is forced into uéihg"_a; 1'9_6.0 tfﬁctbr: fot everyday jobs as it

is considerably smallet, therefore making it easier to store and manoeuvre.
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Photograph 9

Barn 3

2.8. As with the stone-built barns within the farmstead, barn 3 to the east is
representative of the agficultural heritage of the area. The aerial photograph
below (source: MARIO) is from the 1960s and demonstrates that the barn
has stood, and formed an extension to the farmstead (the currently used

track connecting the barn and farmstead is plainly visible), for some 50 years

Or mote.

29. Photographs 10 - 12 ovetleaf show that the barn is an attractive building but

has also become redundant. It too is used only for storage purposes.
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Photograph 10
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Photograph 11

Photograph 12
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Land North of the Barn 3

2.10.

The field to the immediate north of the batn is relatively level land presently

used for grazing purposes.

Land between Barn 3 and Gib Hey Lane

211,

This element of the application site runs along existing field boundaries
marked by hedgerows and fencing, as shown in photograph 15 overleaf. An
existing track leads from Barn 3, as shown in photograph 16, and has been
present for a number of decades although appears less used now than in the
past. Images 5 and 6 demonstrate that a track(s) has connected Barn 3 and

the Elmridge Farm farmstead to Gib Hey Lane since at least the 1940s.

sa/ms/4264
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= Photograph 15
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Gib Hey Lane to its junction with Height Lane

212, Gib Hey Lane is an unadopted cul-de-sac which serves the agricultural fields
to its west and cottages at its termination. As shown in photograph 17
below, it is a single track road and its central section is bound on both sides
by trees . There are presenl:ly no passing places along its length other than at
the tu.tmng head promded close to 1ts termmatlon. o

Photograph 17

2.13.  The visibility splays at the Gib Hey Lane/Height Lane junction are shown in
photographs 18 - 19 below. Despite not being extensive, the existing splays
have not resulted in any collisions between January 2007 and June 2012
(source: MARIO).

sa/ms/4264 Sedgwick Associates 12




Access :_'td"sit'e'_ fromEImrldge Lane

214,

2.15.

Photographs'ZO—— 21 ovetleaf are of the :ej.iis.ﬂ;'ng access to the farmstead

from Eimrldge Lane. As shown, the access forks’ glvmg two options
' .depe'nc.l'ent upon which direction the drivet is .'t'ravelliﬁg to/from. As with

' the Hi.ght. Lane junction, the existing splays have not resulted in any

collisions between January 2007 and June 2012 (source: MARIO).

Photograph 20 demonstrates that the access road into the farmstead is single
lane but it is not particularly long and the forked access provides a passing

place as and when required.

safms/4264
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Accessibility of surrounding area

2.16.

As previously stated, Image 1 demonstrates that the site is outside any main
settlement/village boundaties. The site is some 4.4km from the centre of
Longridge to the south and some 4.7km from Chipping to the north east.
These rural settlements have a wide range of local facilides/services. Despite
being relatively isolated from these settlements, the application site is within
walking/cycling distance of a number of key trip generators. The Derby
Arms public house is located on the comer of Elmridge Lane/Elm Brow
and 1s only some Zkm from the site. Bus stops are also located at this
junction. A postbox is located opposite The Derby Arms and a little further
east along Elm Brow is Little Town Dairy Farm Shop which sells fresh food
and groceries. Elmridge Lane has been designated as a ‘Quiet Lane’, as

shown in the below photograph, which encourages slower traffic speeds and

sa/msf4264
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therefore makes walking/cycling miore attt'a'ctive.'_-.. S

Photograph 22

217, - As shownm thebelowunage (source MARIO),footpaths 42 and 40a run

th'roiigﬂ theevery '¢1e'mér_ii_'c'>"f the apphcatlon51te The 51te 1s therefore very

: Well éoﬁﬁécted with th'é:éﬁrrdun'di'ng f.obtpdfh'ne&q:#k'f s

B

Key Considerations
2.18.  The above assessment of the application site and its setting has revealed that

the following must be taken into account in the design of the proposed

development:

¢ The application site is within the Forest of Bowland AONB;

¢ The farm occupies some 55ha of land;

sa/ms/4264 Sedgwick Associates , 15
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o The existing farmstead has been a feature of the landscape for at least 70
years,

® The stone-built barns are representative of the agricultural heritage of the
area but are now redundant buildings;

® The utilitatian structures have been erected in a tight fashion around the
stone-built barns and the farmer faces a manoeuvrability issue;

* Barn 3 has formed an extension to the existing farmstead fo some 50
years or more;

* The land north of barn 3 is relatively level and used for grazing;

e A track has connected the farmstead, barn 3 and Gib Hey Lane since at
least the 1940s;

¢ Gib Hey Lane is an unadopted single track road that presently has no
passing places;

® Access to the existing farmstead is via Elmndge Lane. Vistbdity splays
are good and the existing fork provides a passing place;

*  Whilst the site is outside of settlement boundaries it is not too isolated
given the number of key tmp generators that are within easy

walking/cycling distance.

sa/msf4264 Sedgwick Associates 16



3. RELEVANT TOWN PLANNING HISTORY

3.1, There is no relevant planning history for this site.

sa/ms/4264 Sedgwick Associates
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4. PLANNING POLICIES 32 D ‘3 3 O ‘} @ Q P

4.1. Planning policy is set out within the development plan, which comprises the
Ribble Valley District-wide Local Plan (LP) and Regional Spatial Strategy
(RSS) for the North West. Relevant nadonal planning policy is established
within the National Planning Policy Framework (INPPF).

Local Plan

4.2. The LP was adopted in June 1998. In accordance with NPPF (para. 215),
only due weight can be given to LP policies according to their degree of
consistency with NPPE (the closer the policies in the plan to the policies in
the Framework, the greater the weight that may be given). Following
analysis of the LP, the following policies are considered relevant to this
application (the full text extracted from the documents and appended’):
*  G1 Development Control;
¢ G5 Outside the main settlements;
s (G111 Crime Prevention;
e ENVI1 Area of Outstanding Natural Beauty;
s ENV7 Species Protection;
® H2 Dwellings in the Open Countryside;
¢ H14 Rebuilding/Replacement Dwellings in the Countryside;
» H15 Barn Conversions - Location;
* H16 Barn Conversions - Building;
e H17 Barn Conversions — Design;
* EMPY The conversion of barns and other rural buildings for

employment use;

¢ RT3 The conversion of buildings for tourism;
¢ RT1i8 footpaths and bridleways;
¢ T1 Development proposals; and,

e T7 Parking Provision.

! Appendix 1: Extracts from Local Plan

sa/ms/4264 Sedgwick Associates 18




'Regional Spatial Strategy

4.3.

NPPF confitms that Regional Strategies remain part of the development

plan until they are abolished by Otrder using powers taken in the Localism

Act. Following analysis of the RSS, the following policies are considered

relevant to this application (the full text extracted from the documents and

appended?):

¢ DP1 Spatial Principles;

¢ DP4 Make the best use of existing resoutces and infrastructure;

¢  DP5 Manage Travel Demand; reduce the need to travel, and increase
accessibility;

¢ DP7 promote environmental quality;

s DP9 Reduce emissions and adapt to climate change;

* L4 regional housing provision; and,

¢ RT9 Walking and Cycling.

National Planning Policy

4.4.

National Planning Policy Framework (INPPF) (March 2012) — para. 14
provides a presumption in favour of sustainable development “which should be
seen as a golden thread running through both plan-making and decision-taking’. The
following patts of NPPF are considered relevant to this application (the full

text extracted from the documents and appended’):

*  Part 3: Supporting a prosperous rural economy;

e Part 4 Promoting sustainable transport;

® Part 6: Delivering a wide choice of high quality homes;

e Part 7: Requiring good design,

® Part 8: Promoting healthy communities;

¢ Protecting Green Belt land,

e Part 10: Meeting the challenge of climate change, flooding and coastal
change;

e Part 11: conserving and enhancing the natural environment;

¢ Determining applications;

% Appendix 2: Extracts from RSS
? Appendix 3: Extracts from NPPF

sa/ms/4264
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¢  Annex 1: Implementation.

4.5. Letter to Chief Planning Officers: Planning for Growth (31 March 2011)
— this letter makes clear the Government’s expectation that the answer to
development and growth should wherever possible be yes, except where this
would compromise the key sustainable development principles set out in

national policy.

Emerging Local Documents
4.6. NPPF states that weight can be given to relevant policies in emerging plans
according to the plan’s stage of preparation, the extent of unresolved

objections and the degree of consistency with NPPF.

4.7. Core Strategy 2008 — 2028 Submission Version (September 2012) -
Following analysis of the emetging CS, the following policies are considered
relevant to this application (the full text extracted from the documents and
appended®):

e DS2 Presumption in favour of sustainable development;
s  EN1 Green Belt;

¢ EN2 Landscape;

e EN3 Sustainable development and climate change;
* N4 Biodiversity and geodiversity;

¢ H1 Housing provision,

¢ H2 Housing balance;

e DDMI1 Planning obligations;

s  DMI2 Transport considerations;

* DMG1 General considerations;

¢  DMG?2 Strategic considerations;

e  DMG3 Transport and mobility;

e DMET1 Protecting trees and woodlands;

¢ DME2 Landscape and townscape protection;

* Appendix 4: Extracts from Emerging CS
sa/ms/4264 Sedgwick Associates
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. DME?} Site and species protection and conservation;

o DMES6 Water management;

s  DMH3 Dwellings in the open countryside and AONB;

¢  DMH4 The conversion of barns and other buildings to dwellings;
¢ DMBI1 Supporting business growth and the local economy;

e DMB4 Open space provision;

* DMB5 Footpaths and bridleways.

Other Local Documents

4.8.

4.9.

Annual Monitoring Report (2010 — 2011) — this states that as at 1 October
2011, Ribble Valley Borough Council could demonstrate a 3.3 year supply of

housing.

Planning Policy Note & Design Guidance: Agricultural Buildings and
Roads (March 1997) — provides guidance on new agricultural buildings and
roads and aims to maintain and improve the appearance and quality of the

open countryside.

sa/ms/4264
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5. CONSULTATION 32 @ ? 3 O % Q 8 P

5.1. Professional consultations have been undertaken to identify issues that need

to be resolved or mitigated in the development proposals.

Ecological Assessment

5.2. ERAP has undertaken an Ecological Assessment which concludes that the
ptoposals are feasible and acceptable in accordance with ecological
considerations and relevant planning policy. It is also confirmed that the
ptoposals provide an opportunity to secure ecological enhancement for

wildlife.

Landscape and Visual Impact Assessment

5.3. The Appleton Group has undertaken a Landscape and Visual Impact
Assessment. It concludes that both the construction and operational phase
would result in minor changes to the character of the site but that these are
minor advetse to negligible changes as the proposals accord with the overall
character of the local area and would be in harmony with the prescriptions of
an AONB. It is also stated that with mitigation, the landscape and visual
impact will be minor adverse to negligible/minor beneficial with new

landscaping providing an enhanced biodiversity within the locality.

Structural Surveys
5.4. Wallace Consulting Engineers has undertaken Structural Surveys of the

stone-built barns (barns 1, 2 and 7) and find that all are suitable conversion.

Tree Survey
5.5. The Appleton Group has undertaken a Tree Survey of the site which
categorises the trees according to their value and provides root protection

arcas.

sa/ms/4264 Sedgwick Associates 22



6. EVALUATION

6.1,

6.2.

6.3,

6.4,

6.5.

The site lies within the Forest of Bowland AONB which was designated on
10 February 1964 under the National Parks and Access to the Countryside
Act 1949. The current legislation, s42 of the Countryside and Rights of Way
Act 2000 defines the designation as being “for the purpose of conserving and
enbancing the natural beanty of the ared’. There is therefore an obligation on the
LPA and other decision makers to test applications for development against

this statutory purpose.

The statutory requirement has been given full weight in the preparation of
the proposals subject to this planning application. In particular, in
circumstances where traditional buildings in the couatryside are no longer
appropriate for their original use and ate therefore detetiotating in soundness
and appearance, restoration to beneficial use in 2 manner appropriate to their
countryside setting has been an important objective which is wholly

consistent with the statutory requirements.

The use of modern machinery and methods of housing livestock has
precluded the economic use of the existing buildings on-site. The stone-built
barns are far too small to be of any significant value to the farmer. The
more modern structures are laid out in a manner that does not allow the level

of manoeuvrability required for modern machinery.

These factors impact upon the productvity of the farmer, and in turn the
economic success of the farm. Significant changes to the layout of the
farmstead would be required to increase productivity which would have to
tnvolve the re-siting and extension of the more modern structures. This
would either involve extending the farmstead or building over the footprint
of the existing stone-built barns. If they are not built over then the barns

will remain redundant and over time, will detetiorate and collapse.

Traditionally constructed barns are, as stated in the preamble to policy H15
of the LP, “very much part of the Ribble Valley’s character and heritage’. One of the

safmsf4264
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objectives of the LP is to “keep these buildings well mainiained and protect them as a
Jeature within the landscape for future generations”. ‘The loss of the stone-built
barns would have an adverse impact on the character of the area and wider
AONB. As confirmed in the submitted Ecological Survey and Assessment,

the loss of Barn 2 Would also result in the loss of a bat roost.

6.6. In addidon, the replacement of more recent but outdated farm buildings in a
compound where efficient modern farm equipment can be deployed is
important for the continued management of the farmland to preserve the
traditional appearance which has resulted from that use over very many
years. Without modern facilities, the use of the land will change, risking a
failure against the statutory requirement to conserve the area’s natural
beauty. The proposals integrate the new farm buildings and access within
the agricultural landscape and include removing the relict buildings and

restoring the land to agricultural pastureland.

6.7. The applicant acknowledges the importance of the stone-built barns and that
the redevelopment of the site must seek to protect them whilst ensuring the
economic future of the farm. Of course, the conversion of the barns and
their future sales would also help fund the required. improvements to the

farm and therefore protect its future and that of the character of the AONB.

6.8. It is therefore proposed that the redevelopment consists of:

o The conversion of the 2No. stone-built barns within the existing
farmstead to 3No. dwellings, and subsequent creation of a residential
enclave that incorporates the existing farmhouse;

¢ The replacement of the existing more modern structures with one
putrpose built building sited east of the proposed residential enclave;

» The conversion of the stone-built barn east of the proposed enclave to
1No. dwelling for the farmer and his family, and subsequent creation of a
new farmstead; and,

® ‘The construction of a new access road from Gib Hey Lane to serve the

new farmstead.

sa/ms/4264 Sedgwick Associates 24



6.9.

6.10.

6.11.

These proposals must be assessed against the development plan and relevant
material considerations. There are no specific policies telating to new
agricultural buildings/roads other than policy G5 which relates to
development outside of settlement boundaties and permits development
needed for the purposes of agriculture. The LPA does howevet have a SPG
on Agricultural Buildings and Roads. LP policies H15 — H17 telate to the
conversion of barns to dwellings, including those within the Forest of
Bowland AONB. The LP was however adopted in June 1998 and in
accordance with NPPF (para. 215), only due weight can be given to the LP
policies according to their degree of consistency with NPPF.

Para. 55 of NPPF states that LPAs should avoid new isolated homes in the
countryside unless there are special circumstances including “where the
development wonld re-use redundant or disused buildings and lead to an enbancement the
immediate setting’ [para. 55]. At para. 115, NPPF states that “great weight should
be given to conserving landscape and scenic beanty in ... Areas of Outstanding Natural
Beanty, which have the highest staius of protection in relation fo landscape and scenic
beanty”. It continues to state that “zhe conservation of wildlife and cultural heritage
are important considerations in all these areas”’. NPPF also allows for development
needed for the purposes of agriculture outside of settlement boundaries. On
this basis, it is considered that the SPG on Agtricultural Buildings and Roads
and LP polices G5 and H15 — H17 are relatively consistent with NPPF; the

proposals are assessed against them below”.

The proposed agricultural building is needed for agricultural purposes. As
explained the existing farmstead is no longer considered fit for purpose. The
building is not significantly larger than those it will replace and as such its
floorspace does not require justification. Its siting away from the existing
grouping of buildings is not desited by the SPG; however, it is a necessity to
ensure the retention of the stone-built barns for future generations. The
proposed siting allows the existing farmstead to be redeveloped by ensuring

the farming operations do not adversely impact upon the amenities of the

* The emerging CS policies that are of relevance to the proposals are very similar to the existing LP
policies. On this basis, and given the CS has not yet been examined there is no need to discuss them in

further detail

safms/4264
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occupiers of the stone built barns and existing farmhouse. Of course, the
proposed agricuttural building is also adjacent to an existing barn which will
be converted to form a farmhouse; it is not therefore entirely isolated in the
landscape. The submitted Landscape and Visual Impact Assessment also
demonstrates that the landscape and visual impact will, with mitigation, be

minor adverse to negligible/minor beneficial with new landscaping.

6.12.  The proposed access road will run from an existing road, Gib Hey Lane, and
alongside an established field boundary formed by a hedgerow. It is as
inconspicuous as possible and will ensure that there is no conflict between
farm traffic and the proposed residental enclave. The proposed agricultural
building and access road are compliant with the development plan and

NPPF.

6.13.  LP policy H15 relates to the location of the building to be converted and
states that permission will be granted in situations where:
i, There need be no unnecessary expenditure by public authorities and
utilities on the provision of infrastructure;
ii.  There would be no materially damaging effect on the landscape
qualities of the area;
iti.  There would be no unacceptable harm to nature conservation
interests;
iv.  There would b;a no detrimental effect on the rural economy; and,
v.  Within the AONB the proposal should be consistent with the

conservation of the natural beauty of the area.

6.14.  Infrastructure is already in place for the existing farmhouse and so it is
unlikely that significant expenditure would be required for the three barns to
be converted to dwellings. The bam conversions will ensure the
conservation of cultural heritage within the AONB and will result in no
adverse effect on the landscape qualities of the area, as demonstrated in the
submitted Landscape and Visual Impact Assessment. The submitted
Ecological Survey and Assessment demonstrates that the proposals will
enhance biodiversity in the area and if the barns are not preserved through

conversion, they will eventually collapse and the existing identified roosts will

sa/ms/4264 Sedgwick Associates 26




6.15.

6.16.

6.17.

be lost.

Policy H16 relates to the buildings to be converted and states that

permission will be granted provided:

a. The building is structurally sound and capable of conversion for the
proposed use without the need for extensive building or major
alterations which would adversely affect the character or appearance of
the building, the Council will require a structural survey is submitted with
all planning applications. This should include plans of any rebuilding
which is proposed; .

b. the building is of sufficient size to provide for minimal living
accommodation without the need for further extensions which would
harm the character or appearance of the building;

c. the character of the building and its materials are appropriate to its
sutroundings and the building is worthy of retention because of its
intrinsic Interest or potential or its contribution to its setting;

d. the building, if provided under permitted development rights, has a

genuine history of use for agriculture or another rural enterprise.

Critetion A is not entirely consistent with NPPF. With regard the re-use of
buildings (albeit in the Green Belt), NPPF only requires that the buildings
are “of permanent and substantial construction” [para. 90]. It is evident upon
visiting the site that the existing stone-built barns are of both permanent and
substantial construction. Nevertheless, the submitted Structural Surveys also
demonstrate that the barns are suitable for conversion without the need for
extensive rebuilding. The submitted plans for the barns demonstrate that
they are of sufficient size to provide for comfortable living accommodation.
It has been demonstrated that the building is worthy of retention and indeed,
must be retained because of its intrinsic interest. Criterion D does not apply.
Policy H17 relates to design matters which are addressed in mote detail in

the submitted Design and Access Statement.

The proposed dwellings will re-use redundant buildings and lead to both the

conservation and enhancement of the immediate landscape setting and wider

safmsf4264

Sedgwick Associates

27



1 N 4
AONB. The proposals are therefore compliant with the development plan
and NPPF.

6.18. Tt is also of relevance that para. 49 of NPPF states that “housing applications
should be considered in the comtext of the presumption in favour of sustainable
development”. 1t also states that “relevant policies for the supply of housing should not
be considered up-to-date if the local planning authority cannot demonstrate a five-year
supply of deliverable housing sites”. The LPA acknowledges in its latest AMR that
it only has a 3.3 year supply of deliverable housing; there is therefore an
argument that LP policies H15 — H16 are out-of-date and that the
application should be considered solely against para. 14 of NPPF which
states that the LPA should grant permission unless:

e Any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the
framework taken as a whole; or

e Specific policies in this Framework indicate development should be

restricted.

6.19.  Firstly, NPPF does state that development within AONBs should be
restricted but the proposals comply with the restrictions imposed. Secondly,
when the proposals are assessed against NPPF as a whole, there are no
adverse impacts that would significantly and demonstrably outweigh the

benefits.

6.20.  Part 1 of NPPF looks to build a strong and competitive economy and part 3
suppotts a prosperous rural economy by promoting the development of
agricultural businesses. The application proposals will allow the productivity
of the farm to increase and secure its growth over the coming years, and as
stated in the LPAs SPG on ‘Agricultural Buildings and Roads’, “The
development and maintenance of a healthy farming economy is essential to the national
interest and the appearance of the countryside” [para. 1.2]. The growth would be
possible without the conversion of the barns but it would result in them

being demolished to the dettiment of the AONB.
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6.21.

6.22,

6.23.

6.24.

6.25.

Part 4 seeks to promote sustainable transport by minimising the need to
travel. It is acknowledged that the application site is relatively isolated but as
stated in section 2 of this Statement, there are a number of key trip
generators within walking distance of the site. Moteover, NPPF recognises
that other policies must be taken into account particularly in rural areas. Part
4 also secks to ensure that development does not result in severe residual
cumulative impacts; the redevelopment of the site will result in only 4No.
new dwellings and the vehicular movements created will not have an adverse

or severe impact on the surrounding road network.

Part 6 seeks to significantly boost the supply of housing. Whilst only 4No.
dwellings will be cteated, as previously stated, the LPA has a serious and
significant shortage in its deliverable housing land supply and thetefore the
redevelopment makes a valuable contribution. Indeed, the LP recognises
that barn conversions make valuable contributions towards the number of
homes in the borough. It has also been demonstrated that the proposals
involve the re-use of redundant buildings and are therefore compliant with

NPPF policy on new homes in rural areas.

Part 7 of NPPF relates to good design and the submitted DAS demonstrates
that the proposals are compliant with the objectives of the Framework and

the development plan.

Part 8 promotes healthy communities and states that public rights of way and
access should be protected and enhanced. The proposals will ensure that the
public footpath running through the site is both protected and enhanced.
The proposed residential enclave will be within approximately 130m of the
proposed farmstead but this is sufficient distance, particulatly with the
prevailing wind, to ensure that future occupiers of the enclave are not

adversely impact upon by noise or odour from agricultural activities.

The submitted Ecological Survey and Assessment demonstrates that the
proposals will enhance biodiversity in compliance with part 11 of the NPPF.
As previously stated, the proposals will conserve the cultural heritage of the

AONB as well as the landscape features.

safms/4264

Sedgwick Associates

29



320730100P

6.26.  The barn conversion proposals are evidently compliant with NPPF taken as
a whole and represent sustainable development. There are no adverse
impacts that outweigh the numerous benefits and therefore permission

should be forthcoming.
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3.

i

7. DESIGN AND ACCESS

Design

7.1.

The design process has resulted in a bespoke scheme which takes account of
the matters raised in this Statement. The proposed Site Plan is extracted
below. As shown, barns 1 — 2 will be convetted to form a residential enclave
over the footptint of the historic farmstead; the existing cattle sheds will be
demolished and a new farmstead created via the conversion of barn 3 into a
farmhouse and the erection of an agricultural building to the north. The new
farmstead will be accessed independently of the residential enclave via the

proposed agricultural access road and Gib Hey Lane (not shown on below

extract).

sa/ms/4264
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1.2. The enclave will comprise of 4No. dwellings: the existing farmhouse and
barns 1 and 2 which will be converted to form 3No. dwellings. The

Proposed Residential Enclave

character of the existing and historic farmstead will be retained as a result of

a sensitive design approach.

Image 9
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7.3. As shown above, the enclave is, for the most part, contained within the
existing farmstead. There is no requirement for garden space to extend into
the adjoining fields which can remain in agricultural use. The only extension
to the farmstead will be the new gravel driveway; this will be accessed via an
existing fleld access and the gravel surface will complement the rural
character. The access will also be effectively screened by hedgerow planting.
Hedgerows will be planted around the perimeter of the enclave so as to
ensure cohesion with the neighbouring field divisions. Of course, the
proposed enclave is significantly smaller than the existing farmstead given
the demolition of the existing cattle sheds and the reversion of the land to

pasture.

74. Within the enclave, natural stone setts will form the areas of hardstanding

and stone walls will form their boundaries. This again will ensure the
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7.5.

retention of the farmstead character whilst complementing the rural

sutrounds.

Turning to the barn conversions, the proposed elevations are shown below.
As shown, the design is of a high standard and is in keeping with local
tradition. Natural slate roofs are proposed (slate and ridge tiles are to be
reused where possible) and only a limited number of insertions will be made
with consetvation style roof windows proposed where required. Few new
window/door openings are proposed and those that are proposed follow the
existing pattern. The existing wagon door opening on barn 2 is recogaised
as an important feature and is retained. The existing unsightly lean-to

extension is to be removed so as to expose the attractive stone elevations.

Image 10
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7.6. Garéging is proposed for the 3 new dwellings and the front elevations of the
proposed buildings are shown below. The garaging for plot 3 will be erected
on the central courtyard with the garaging for plots 2 and 4 on the footprint
of the existing steel cattle shed; this will ensure that the proposals have no
greater impact than the existing farmstead. The garages will be constructed
from materials to match the existing barns and openings are kept to a
minimum. Addidonally, the doors will be side hung and boarded vertically
to provide further agricultural character. The garages are sized so that they
can accommodate vehicles whilst also providing space for storage of
household items and cycles. This will prevent the need for sheds to be
erected in the gardens; the space for cycle parking will also encourage

journeys not to be made only by motor vehicle.
. . e : Image 12

7.7.

access to the farmstead. Its surface will remain as existing. Whilst it is only a

single lane track, the amount of traffic that will be generated by the addition
of 3No. dwellings will not justify its widening, particulatly given the passing
space at the junction with Elmridge Lane (see photographs 20 — 21). The
route of the public footpath will be retained through the site and the laying

of setts will improve its surface for uses.

Proposed Farmstead
. 78 The proposed layout of the farmstead is shown overleaf. It has been
designed with functionality in mind but also so as to ensure minimal impact
on the character and appearance of the surrounding area. The agricultural
building is sited so that it is an approprate distance from the farmhouse to
avoid an amenity impact but also to ensure the farmer is close to his cattle.
It is also close enough to the farmhouse to ensure a grouping of
buildings/ farmstead is visibly created and therefore reduce the impact on the

openness of the AONB. Whilst not shown on the plan, landsaping is also
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7.9.

proposed to screen the farmstead. Ample space for expansion is provided
around the structure and manoeuvrability will no longer be a concern for the

farmer.

Image i3

The prbposed elevations of the agricultural building are provided below. It
is utilitarian in appearance but as stated in the Council’s SPG on agricultural
buildings, “# has to be accepted that modern farm buildings are designed to be functional
and that farming methods often require large industrial style buildings which can sometimes
appear intrusive and out of place in the countryside” [para. 1.3]. The building makes
use of one of the existing cattle sheds and extends it to form a structure
which at 1268m” in extent, it is very similar in size to the combined

floorspace of the existing cattle sheds, but is laid out to meet the farmet’s

modern-day requirements for cattle and storage.

Image 14
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7.10.

7.11.

7.12,

Barn no. 3 is to be converted to form the farmhouse. As with the

conversion of barns 1 and 2, the design is of a high standard and 15 in
keeping with local tradidon. A natural slate roof is proposed and only a
limited numbet of insertions will be made with conservation style roof
windows proposed whete required. New window/door openings are
required but they follow the existing pattern and that found on barns 1 and
2. The existing wagon door opening is also recognised as an important

feature and is retained.

I Image 15

The existing small field to the west of the barn will form the garden for the
farmhouse. The field is rarely used and is already well contained by a fence
and track to the east, and by natural boundaries formed by ditches to the
north, south and west. Boundary treatment can be designed to reflect the

character of the area and can be agreed by condition.

Access to the farmstead will be via Gib Hey Lane and a new agricultural
access road. Gib Hey Lane is already used by the farmer and as shown on

the submitted layout plan, passing places will be introduced along its length

safms/4264
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7.13.

7.14.

to ensute that there is no conflict between farm traffic and the movement of

the occupiers of the dwellings. -

The proposed agricultural access road will come off Gib Hey Lane away
from the dwellings so that tractors etc. do not move near to the properties,
thereby removing any amenity concetns for residents. It will then run
alongside the existing field boundary, as is recommended in the Council’s
SPG on new agricultural access roads, and join up with the informal track
shown in photograph 16. Importantly, it will also run roughly along the

route of the historic track shown in itmages 5 - 6 of this Statement.

The proposed access route to the site will again preserve and enhance

footpath 42.

Access

7.15.

Wherev‘er'pos.sible', the development has been designed so that it can be
accessed by the disabled and fully ambulant alike. It will improve the surface
of the public footpath thereby making it available to a greater number of
people.

sa/ms/4264
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8. CONCLUSIONS

8.1. From the town planning assessment set out above the following conclusions
are drawn:

a. 'The proposals meet the statutory requirement to conserve and enhance
the natural beauty of the area;

b. The stone-built barns will be maintained and protected as a feature
within the AONB for future generations and the design will ensure that
the existing character is retained;

c. The new agricultural building will ensure the continued management of
the surrounding farmland to pteserve the tradidonal appearance of the
AONB;

d. The proposed access road will follow the path of one that has existed for
a number of decades and will not therefore appear intrusive in the
landscape;

e. The proposals will protect and enhance biodiversity;

f. The proposed dwellings will contribute to the significant and setious
housing land supply shortfall in Ribble Valley;

g In compliance with NPPF taken as a whole, there are no adverse impacts
that would significantly and demonstrably outweigh the numetous
benefits.

8.2. This professional assessment of the proposals shows that the scheme meets
all the policies of the development plan, and site specific requitements.

There are no town planning considerations that indicate that planning

permission should not be forthcoming. The proposals are therefore

commended to the LPA for approval.
sa/ms/4264 Sedgwick Associates
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Elmridge Farm, Chipping- Barn B1

1.0

1.01

1.02

1.03

1.04

%WI

'Intrtl)ductii)n

Our terms of reference are to carry out a visual structural on the Barn

) ref: Bl:-

ét Elmridge Farm, Chipping

with regard to the proposal to convert these to domestic dwellings, and to report.

We visited the above on 26 July 2012 to carry out our inspection,

and may now
The barns are identified on the attached plan layout.

For clarification this report relates to an inspection only of that noted under
(1.01). We have not examined any parts which were covered, unexposed or
inaccessible at the time of the inspection.

We also have not examined any woodwork and therefore cannot confirm
that this is free from rot or other defect.

It should be noted that this report is for the use of the party to which it is
addressed. No responsibility can be accepted for the use of this report by

a third party.
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Elmridge Farm, Chipping- Barn B} = ; T

2.0

'
EOVRTRONERRITOVITT |

BARN Ret: b1 _ 320130100P

Appraisal Findings

2.01  The notation used in this report assumes facing the barn from the front.

2.02  The left hand building is of stone construction and is two storey.
The external walls are (nominally) 450mm thick.
The roof is tiled.

2.03  The was no access to the first floor at the time of the inspection..

2.04 The right hand building is an extension of the above and is brickwork and single
storey.
The external walls are 255mm solid brickwork construction.

The roof is tiled.
2.05 During our inspection we made the following notes:-
INTERNAL

Left Hand Building
a) Front Left Hand Area

Access was restricted in this area.

The walls accessible are virtually plumb.

The window cills accessible are virtually level.

There is a steel beam running front to rear. Whilst the beam appears in reasonable

condition, there are indications of corrosion at the front support (external wall).

b) Rear Left Hand Area
Access was restricted in this area.
The walls accessible are virtually plumb.
There is a timber floor support beam running left to right which appears in

reasonable condition.

W/12/550/reportB1/July2012




Elmridge Farm, Chipping- Barn Bl

d)

Front Richt Hand Area

Access was restricted in this area.

The walls accessible are virtually plumb.

First Floor Level

There was no access to this area at the time of the inspection.

Right Hand Building

€)

Left Hand Room

Access was restricted in this room.

The walls accessible are virtually plumb.
The rear window cill is virtually level.

There are exposed internal timber lintels.

Right Hand Room

Access was restricted in this room.
The walls accessible are virtually plumb.

The rear window cill is virtually level.

EXTERNAL

a)

b)

Front Elevation-Left Hand Building

The wall was checked at ground floor level.
The walls are virtually plumb.

The window cills and door heads are virtually level.

Front Elevation-Right Hand Building

The wall was checked at ground floor level.
The walls are virtually plumb.

The window cills and brickwork coursing are virtually level.

W/12/550/reportB1/Aluly2012



Elmridge Farm, Chipping- Barn B1 \

¢)  Left Hand Gable Elevation BZD?EO?QOP

The wall was checked at ground floor level.
The walls are virtually plumb.

Immediately adjacent to the rear the stone work at low level is loose and displaced.

c) Rear Elevation

Access was restricted.

W/12/550/7eportBi/July2012




Elmridge Farm, Chipping- Barn B1

7 3.0 Discussion

3.01

3.02

3.03

3.04

We have ho information relating to the ground conditions directly beneath
the property.

However, from our general knowledge of the area and discussion with the

Local Authority we would generally expect to find ground with good load-

bearing properties.

All properties will tend to settle as the underlying ground compacts. The
amount of settlement will depend on the nature and degree of loading, and
the type of sub-soil.

Differential settlement may be observed by falls in floors, door heads,

window cills, and out of plumb walls, together with associated cracking.

The rate of settlement will decrease with time.

We have no information with regard to any proposed conversion at the present

time.
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4.0

Conclusions and Recommendations

4.01

4.02

4.03

4.04

4.05

4.06

4.07

4.08

4.09

4.10

From the findings of this limited visual inspection there are no obvious

indications of any recent significant foundation movement.
There was no access to the roof areas at the time of the inspection.

Given the findings on the adjacent barns we would expect to find timber
rafters supporting the tiled covering, with rafters supported on timber

purlins and trusses.

We have no information with regard to the condition of the timber, however
we recommend a timber specialist be engaged to confirm the condition of

the timber and recommend appropriate treatment work.

We recommend that, generally all timber lintels are removed and replaced

with either concrete lintels or proprietary galvanised steel lintels.

There is loose stonework in the rear left hand corner. We recommend this

localised area is taken down and re-built.

We have no information with regard to the proposed conversion or works

associated.
However, on the left hand area we would normally detail a new concrete
ground floor and introduce new internal blockwork walls to carry loads

from any proposed first floor.

The new blockwork lining walls would be tied to the existing external

stonework walls thus providing stability.

On the right hand area, the external walls are solid 225mm brickwork.

Work will be required to introduce a cavity / inner lining and insulation.

W/12/550 reportB14July2012



Elmridge Farm, Chipping- Barn B l=

i

4.11  From the findings of this limited visual inspection only minor re-building of

the left hand at the rear is required.

4.12  We would therefore consider the property suitable for conversion.

P G Wallace
WALLACE CONSULTING ENGINEERS
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Elmridge Farm, Chipping- Barn Bl

Front Elevation

Front Elevation
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In support of a planning application by
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for the
conversion of 3No. barns to 4No. dwellings, erection of agricultural
building following demolition of existing structures and creation of
agricultural access road
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3. GENERAL POLICIES

e 320730100 p

3.1.1  Animportant function of the Local Plan will be to provide a detailed basis for development control
decisions, This will be of benefit to all concemed in the development process, from builders
through to people who may wish to object to certain developments. Government guidance
stresses that the Council should be positive in its determination of planning applications. Consent
should only be refused where there are clearly defined reasons for it to be withheld. The criteria
which the Council will apply in determining all planning applications are set out in Policy G1.

3.1.2 POLICY Gl

All development proposals will be expected to provide a high standard of building
design and landscape quality. Development which does so will be permitted, unless it
adversely affects the amenities of the surrounding area.

In determining planning applications the following criteria will be applied:

{a) Development should be sympathetic to existing and proposed land uses in
terms of its size, intensity and nature.

{b) The likely scale and type of traffic generation will be assessed in relationship
to the highway infrastructure and the proposed and existing public transport
network. This will include safety, operational efficiency, amenity and
environmental considerations.

{c) Developments should make adequate arrangements for car parking (see Policy
7).

{d) A safe access should be provided which is suitable to accommodate the scale
and type of traffic likely to be generated.

{e) The density, layout and relationship between buildings is of major importance.
Particular emphasis will be placed on visual appearance and the relationship to
surroundings as well as the effects of development on existing amenities.

Developments should provide adequate arrangements for servicing and public
®  utitities.

{:)] Developments should provide adequate daylighting and privacy.

(h) Materials used should be sympathetic to the character of the area.

0] Developments should not result in the loss of important open space including
public and private playing fields.

)] Developments should not damage S$S8I's, County Heritage Sites, Local Nature
Reserves or other sites of nature conservation importance,

(k) Development should not require culverting, artificial channelling or
destruction of a watercourse. Wherever possible watercourses should be
maintained within a reasonable corrider of native vegetation.

) Developments should be economic in the use of land, water and aggregates
and shoulid not prejudice future development which would provide significant
environmental and amenity improvements.

9
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3.1.4

3.2

3.2.1

3.2.2

{m) Where it is-the*intention to° re!y upon a private water supply, developments
* should’ provide an adequate means of water supply, which will not derogate
. existing users. -

ST

In certain cases additional factors may be taken into account

This policy is important in order to safeguard the amenities of the Borough and also of those
properties adjacent to proposed developments. The various criteria will not be of equal .
importance in all cases. The Borough Council will also weigh the ecanomic benefits arising from
the development against the environmental impact when making decisions. There shouid be
adequate arrangements for sewerage and the disposal of effluent waste. In addition, other factors
may be taken into account in specific cases; these will be covered in the following sections of this
plan.

In respect of part (i} of this policy the Borough Council will have regard to the following in
assessing the importance of open space

(a) the level of provision and standard of publrc oper space in the area;

(b) playing fields, whether owned publicly or privately are of specral
significance;

(c) the need to protect school playing fields to meet‘future'needs is important.

in many cases the fact that access is available to an area of open land is just as important as the
size and nature of the space provided. In cther cases the physical existence of open space can be
an important factor in the landscape or townscape of an area. Thls is not dependent on the
availability of public access.

Developments should not adversely affect open breaks which contribute to the 'identity of the plan
area or, open land which is visually dominant in the plan area.

This policy will be implemented through the development control process.

SETTLEMENT STRATEGY

The settlement strategy in this plan follows the broad gurdelrnes la|d down by the L.ancashire
Structure Plan (1991 - 2006) "Greening the Red Rose County"

This defines six policies that would apply to towns and villages in the Rlbble Valley These are:

+ Main urban areas where the majority of development will be concentrated. This includes
Wilpshire in the Ribble Valley because of its physical linkage with the Blackburn urban
area.

s+ Settlements suitable for appropriate consolidation and expansion. This policy includes
Clitheroe;

s Settlements suitable for development by way of development within or rounding-off of their
built-up area. This includes Belington and Longridge:;

 Settlements suitable for development including the development or redevelopment of land
wholly within the built-up area. This includes Mellor Brook and Read/Simonstone;

+ Rural settlements where small-scale developments such as infill or building conversions will
normally be permitted. The villages to be included in this definition are:

B outside green belts and thus not subject to green belt restrictions on
development;

10
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"the filling of small gaps within small groups of house33 2 1
where:i)  the site is not designated as essential O ‘ .3 U ? O O P

open space,

i) proposals which would not lead to ribbon development or a fragmented
pattern of development;

3.2.17 POLICY G5

Outside the main settlement boundaries and the village boundaries
planning consent will only be granted for small-scale developments which are:

i} essential to the local economy or the social well being of the
area; or

ii) needed for the purposes of agriculture or forestry; or

iiil) sites developed for local needs housing (subject to Policy
H20 of this plan); or

iv)  small scale tourism developments and small scale
recreational developments appropriate to a rural area
subject to Policy RTI; or :

v) other small-scale uses appropriate to a rural area which
conform to the policies of this plan. :

3.2.18 This policy recognises the need to protect the countryside from inappropriate
development. In doing so, it must be accepted that the countryside is a working
area and a source of many Ribble Valley residents’ livelihoods. As such it is
subject to change and to development pressures. if properly managed, these
can be accommodated without harming the basic character of the area.

3.2.19 Where issues of agricultural justification are raised by development proposals
the Borough Council will gain appropriate specialist advice.

3.2.20 The settlement strategy of the plan will be implemented through the
development control process.

3.2.21 ESSENTIAL OPEN

SPACES POLICY G6

Development will not be permitted on land which is designated as
essential open space on the Proposals Map uniess it does not compromise
the visual quality and value of general openness or the recreational value
of the site or unless warranted by overriding material considerations in
the public interest.

3.2.22 These sites have significant amenity value either visually or through their
recreational use. It is important that they are protected from unnecessary
development in order to preserve the characteristics of the plan area.

4




(i) where a proposal ngeds particular infrastructure;

- (i) to control ti)e éécuﬁaﬁcy of dwellings;

(iiih)' to control the use/occupancy of tourist accommodation;

36.2

36.3

3.6.4

3.7

(iv) to secure the provision of open space in major developments;

(v)  where a proportion of a site, or a whole site, is to be developed for
social needs housing to control the occupancy and continuing
affordability of that housing;

(vi) to control the products éold at outlets where a general retail use
would not be acceptable;

(vii) to replace essential facilities lost as a result of the
implementation of an otherwise acceptable proposal;

(viii) to control the environment of a site in advance of the
implementation of a proposal.

Planning obligations are made under Section 1086 of the Town and Country
Planning Act 1990. The Borough Council will seek to enter into such
agreements to ensure that development proposals are acceptable. It should
be noted that the above list is not exhaustive and other circumstances may
apply where agreements are sought.

Planning obligations can take two forms. They may be a formal agreement
between the council and a developer, or an applicant can make a unilateral
obligation if they see fit or if agreement cannot be reached.

Itis the practice of the Borough Council to seek to negotiate a commuted sum to
cover the initial maintenance costs of public open space created. The
maintenance of the site will then be undertaken by the Borough Council.

CRIME

PREVENTION 3.7.1

POLICY G11

3.7.2

3.7.3

In its consideration of development proposals the Borough Council will
take full account of the need to design, layout and landscape development
in a manner which makes crime more difficult to commit, increases the risk
of detection and provides people with a more secure environment.

Once a development has been completed, the main onortunity fo
incorporate crime prevention measures will have been lost. Where there is
potential to reduce crime this should feature in discussions authorities have
with developers and their designers at the outset of the design process.

Principles to be incorporated into designs may include the deterrent effects of
good design, lavout and lighting.
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3.8.2 Such facilities serve an important social function. The Council recognises the importance
of meeting the needs of religious groups for places of worship. Providing no demonstrable harm
arises to the amenities of the area or nearby residents consent will normally be granted.
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4.1 INTRODUCTION

4.1.1  The natural environment of the Borough is one of its greatest assets. It is composed of many
different parts which have evolved and changed over the years. Pressures for change still exist
and it is the function of this plan to control and guide these pressures. in doing so environmental
protection will be a primary consideration.

4.1.2  This will enabie growth and necessary development to take place in a way that is
sustainable and as sensitive as possible.

4.1.3 The natural Ribble Valley environment is characterised by atiractive open countryside. Over 70%
of the Borough is designated as an Area of Quistanding Natural Beauty.

4.1.4 The built environment of the Borough also has special qualities. There are 16 designated
conservation areas and more than 1000 listed buildings throughout the district. In addition to
these there are many sites of archaeological, geological and wildlife importance in the Borough
which should receive appropriate protection from this plan.

4.1.5 There is a balance to be struck between environmental protection and the economic well being
and needs of the Borough. In preparing this plan it is accepted that the Borough is a working
environment. This applies equally {o the towns and the countryside. The councii recognises the
need to sustain the Borough's economy, however this should not be at the expense of those
features which give the area its character and make it such an attractive place to live and work.,

416 The environmental policies of this plan cover a number of distinct topic areas. To reflect
these, this chapter is split into a number of sub-sections each covering an individual topic area.

4.2 THE COUNTRYSIDE

421 Much of the land area of the Ribble Valley is included within the Forest of Bowland area of
outstanding natural beauty. The main purpose of this designation is to conserve and enhance
the natural beauty of the area. :

4,22 The local plan includes many of the varied elements of Bowland's beauty: the upland core; the
narrow clough valleys; the major valleys of the Hodder and Ribbie; the pasturelands detted with
stone walls and broad-leaved woodlands; and many attractive villages and hamlets,

4.2.3 Farming is the activity which has contributed most to the formation of the landscape. There is very
limited arable farming. Land classifications for the area, pariicularly the upland core, shows a
predominance of grades 4 and 5. Indeed less than 1% of the whole Borough lies within class 2.
This is reflected by the main farming uses which are cattle and sheep rearing.

4.2.4 The pattern of farming is changing with substantial farm amalgamation and the need for
alternative farm enterprises to supplement overall farm income.

42,5 AREA OF QUTSTANDING NATURAL BEAUTY

POLICY ENV1

The fandscape and character of the Forest of Bowland Area of Outstanding Natural Beauty
will be protected, conserved and enhanced. In addition development will also need to
contribute to the conservation of the naturat beauty of the area. The environmental effects
of proposals will be a major consideration and the design, materials, scale, massing and
landscaping of development will be important factors in

deciding planning applications (see Policy G1). The protection, conservation and
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enhancement of the r;atdrél ehvironment will be the most important

S . considerations in the assessment of any development proposal. Regard will
* also be had to the economic and social well-being of the area.

4.2.6

427

4.2.8

429

The Forest of Bowland Area of Outstanding Natural Beauty is of recognised
national landscape value. The principal duties of the local planning authorities
that administer this area are the conservation and enhancement of its natural
beauty. This does not mean that no development will be allowed in the area.
Where possible new development will be accommodated through the re-use of
existing buildings, which in most cases is more appropriate than new build.
indeed other policies in this plan accept that there is a need for development to
allow for appropriate employment generating facilities, countryside recreation
opportunities and housing for those in need. However this should not be at the
expense of those qualities which make the area special. This policy will be used to
ensure that development which does take place is both appropriate and actually
enriches the landscape character of the area. In support of this a landscape
assessment had been undertaken which is included in Appendix 2.

The Borough Council will work with the Forest of Bowland AONB Countryside
Management Service and govemment bodies to protect, conserve and enhance
key landscape areas/features throughout the AONB. The Council will protect
threatened landscapes/landscape features through representation at the Technical
Officer Group and through the joint advisory committee of the Forest of Bowland
AONB. It will ensure that specific landscape schemes identified in the Forest of
Bowland AONB Management Plan are implemented in accordance with the aims
and objectives of that management plan. The Council will support better practice in
the conservation and traditional management of:

Moorland/upland areas
Woodlands
Hedgerows/hedgerow trees
Pry Stone Walls

in terms of nature conservation, the Council will also protect and
conserve rare species/habitats and enhance the native biological
diversity of the AONB.

This policy will be implemented by the use of development
control powers.

POLICY ENV2

The landscape and character of those areas immediately adjacent to the
Forest of Bowland Areas of Outstanding Natural Beauty will be protected,
conserved and wherever possible enhanced. The environmental
effects of proposals will be a major consideration and the design,
materials, scale, massing and landscaping of development will be
important factors in deciding planning applications (see Policy G1). The
protection, conservation and compatibility with policies to enhance the
natural beauty of the adjacent Forest of Bowland AONB will be the most
important considerations in the assessment of any development proposal.

Reaard will also be had to the economic and social well beina of the
Ribble Valley Districtwide Local Plan
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4.2.36 This policy will be implemented by the scrutiny of pianning‘é 8 i 3 0 }? 0 0 P
applications.
43 NATURAL HISTORY AND NATURE CONSERVATION

43.1  Government Guidance on this topic emphasises the need to ensure effective
conservation of wildlife and natural features while making adeguate provision for
development and economic growth.

4.3.2 ltis the function of this local plan to identify relevant national and local nature
conservation interests and 1o ensure that the protection and enhancement of
those interests is properly co-ordinated in development and land use policies.

4.3.3 Details of sites of conservation interest are given in the
proposals map.

4.3.4 SPECIES PROTECTION
POLICY ENV7

Development proposals which would have an adverse effect on wildlife species
protected by law will not be granted planning permission, unless arrangements
can be made through planning conditions or agreements to secure the
protection of the species.

4.3.5 The presence of a protected species is a material consideration when a local
planning authority is appraising a development proposal which if carried out would
be likely to result in harm to the species or its habitat. Matters likely to be of
concern to the Borough Council in implementing the policy, if development is
considered possible, will be to facilitate the survival of individual members of the
species, to reduce disturbance to a minimum, and to provide adequate habitats to
sustain at least the current levels of populations.

43.6 SITES OF SPECIAL SCIENTIFIC

INTEREST POLICY ENV 8

Development proposals likely to adversely affect the nature conservation
of Sties of Special Scientific Interest will not be permitted unless it can be
demonstrated that other material considerations outweigh the special
interest of the site.

Designated or potential sites of international importance will be accorded
the same protection as Sites of Special Scientific Interest. Proposals
likely to have a significant effect on such sites will only be permitted if
there is no alternative and if there are imperative reasons of overriding
public interest. Where such a site hosts a priority habitat or species (as
listed in the EC Habitats Directive) permission will only be granted for
reasons of human health or safety or for beneficial environmentatl
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POLICY H1

The foliowing sites are allocated for residential development:

LOCATION . SITE SIZE IN APPROX NOQ OF
HECTARES DWELLINGS

Castle Castings site, Clitheroe [0.98 27

Littlemoor House, Sabden 0.33 16

| Total 1.31 42

The Councit prepares a bi-annual housing land avallability schedule and negoiiates with the
Housebuilders Federation to ensure that a five year supply of land is available in the terms
set out in PPG3.

The monitoring procedures intended for this plan will closely examine housing land provision
and supply A lack of sites and a failure to meet Government Guidance on housing would be
one reason to instigate a review of the plan

DWELLINGS IN THE OPEN CQUNTRYSIDE

POLICY H2

Outside the settlement boundaries, as defined on the proposals inap, residential
development will be limited to:

1. Development essential for the purposes of agriculture or forestry or other uses
wholly appropriate to the rural area.

2, The appropriate conversion of buildings to dwellings, provided they are
suitably located and their form, bulk and general design are in keeping with
their surroundings. Buildings must also be structurally sound and capabie of
conversion without the need for complete or substantiai reconstruction. {see
Policies H15, H16 and H17 for further advice).

3 Residential development specificaily intended to meet a proven local need,
{see Section 5.14 for further advice).

The impact of proposals on the countryside will be an important consideration
in determining all applications. Development should be appropriately sited
and landscaped. in addition, scale, design and materials used must refiect the
character of the area, and the nature of the enterprise.

The protection of atiractive open countryside for its own sake is an impertant element of both
national and county planning policy

To achieve this, development in the countryside must be strictly controiled _

This does not mean that proposals for development which are either essential to the local
sconomy or to the well-being of those living or nhieeding to live in the countryside, wili be
resisted. One example of this is housing needed by agricultural workers

In relation to agricuitural workers dwellings, the need for the dwelling must be demonsirated
by:

I} Whether il is essential for the proper functioning of the enterprise for one or
more workers 1o be readily available at most times;

42
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559

5510

5611

5512

5513

5514

-'ii},_f-‘ . “The scale and nature of the enterprise;

i) The extent to which any existing accommodation in the area is suitable and
available for occupation by the workers concerned. This will include an
investigation of the presence of hulidings suitable for conversion in the area
which may be avaitable.

In cases whare the above tests are not conclusive a financial test may also be applied to
provide further evidence of the genuineness of stated intentlons to engage in farming or

forestry.
The siting should be in accordance to these criteria:

(a) wherever practical, the dwelling should be related to existing dwellings on the
holding;

) the dwelling shouid have limitad impact on the landscape;

{C) the development should not cause undue expense to any public authority or statutory
undertaker;

(d) dwellings should normalty be of two storey construction of a design
tradftional to the area

Dwellings provided under this policy should be of a size commensurate with the established
functional requirements Dwellings which are unusuakly large In refation to the agriculturai
needs of the unit or unusually expensive to construct in relation to the income it can sustain,
will not normally be permitted  As a general guide the Council will not normally approve
proposals which provide in excess of 120m? floorspace  In cases where the dwelling will be
the principle dwelling on the holding the size resiriction may be relaxed to ailow for office
space etc

POLICY H3

Conditions will be attached to all consents for agricultural workers dwellings
{determined under Policy H2, above) restricting the occupation of the dwelling to a
person solely or mainly employed {or last employed) in the locality in agriculture or
forestry, to dependants of such people residing with him or her, or to widows or
widowers of such people. '

Developments permitted under Policy HZ are allowed because of the speciai justification or
need which exists 1t is important that such houses remain in theit intended occupancy. This
will remove the pressure for further dwellings, help to maintain steady house prices for those
employed in such practices in the area and reduce possible abuse of this policy relaxation.

For the purposes of this plan agricuiture is as defined in Section 336 of the Town and County
Planning Act 1890

This policy will be implemented via the development control process
POLICY H4

In cases where agricultural or forestry workers dwellings are approved, the Council
will attach agricultural oceupancy conditions on all other dwellings on the holding
{where agricultural/ forestry workers are resident), where such conditions fairly and
reasonably relate to the permitted deveiopment. :

In cases where an exira dwelling can be justified it is important to ensure that existing
dwellings, not covered by occuparncy conditions, are aiso protected. This will help to reduce

43
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5124 POLICY H14 32 0 ?3 O ? 0 0 ID

Rebuilding or replacement of dweilings will ba permitted i the open countryside,
subject to the following criteria:

{i) the residential use of the property should not have been abandoned. {If this is
the case Policy HZ will appiy):

{ii} the impact on the landscape will be assessed in relation to that of a new
dwelling. As such very careful consideration to design and use of materiais
must be made. In addition, excessive increase in the size of property will not

be permitted;

{iii)  the creation of any extra curtilage will be assessed in relation to Policy H12;

{iv) the terms of Policy G1 will apply.

5.12 5 Substandard properties and those in need of extensive repairs are not only found in towns
and villages. This policy still places an emphasis on aflowing such development to take
ptace, but because the work will take piace in the attractive open countryside special care

must be taken over the appearance

the property size whichever is greater) in the Area of Quistanding Natural Beauty. Eisewhere
the original volume of the dwelling should not be increased by more than 70 cubic metres or
15% (whichever is greater). These general restrictions are imposed for two main reasons.
Firstly the stock of properties in rural areas in need of such works are generally older
properties These have been built from traditional materials in a Style common to the area
Because of their history they have generally been used as local workers cottages, as such
their normai size is relatively smali. The development of much larger properties would be
out of keeping with the character of the area

5127 The second reason for the size restriction is an attempt to safeguard existing buildings which
can potentiatly be repaired or renovated. If farge size increases were to be allowed the
potential to demolish and rebuild a totally different iarge new house would provide a loophole
to the general settlement strategy of this plan and threaten existing traditional properties.

5128 In most cases the planning permission will have a condition atiached which removes
permitted development rights for further extensions  This does not mean that extensions will
necessarily be refused, just that planning permission will be needed.

5129 This policy will be implemented through the development control process

Note

Neither policy should be interpreted as advocating any development which adversely affects
the setting of a building of historlc or architectursl interest or the quality of the building itself

513 THE CONVERSION OF BARNS AND OTHER BUILDINGS TO DWELLINGS

5131 The policies in this section of the plan are made in response to steady pressures for this type
of development. This pressure locks sef to continue, in view of the number of potentially
sultable properties, and receni changes in govemment guidance which mean that the
redundancy of the building for its original purpose is no longer an issue

6 13.Z Traditionally constructed buikdings bear the bulk of this pressure These are very much a
part of the Ribble Valley's character and heritage. The objective of allowing conversions or
alternative uses is to keep these buildings well maintained and pratect them as a feature
within the landscape for future generations In addition the conversion of properties to
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§133

5134

513.5

51386

5137

5138
513

d@véllin'gs adds to the number of homes to be provided In the Borough over the plan period.
This heips to safeguard undeveloped greenfieid sites from development

In setting out the benefits of conversions it is important to stress that those features which
make the building an important and interesting part of the Borough should not be lost, These
policies therefore concentrate on the design of the final development. It is hoped that they
prove beneficial to all concerned.

T Q ON OF THE BUILDING TQ BE CONVERTED
POLICY H15

Planning permission will be granted for the conversion of buildings to dwellings in
situations where;

{i) there need be no unnecessary expenditure by public authorities and utilities
on the provision of infrastructure;

{ii) there would be no materially damaging effect on the landscape qualities of the
area;

{#ii) there would be no unacceptable harm to nature conservation interests;
(iv) there would be no detrimental effect on the rural economy; and

(v) within the AONB the proposal shouid be consistent with the conservation of
the natural beauty of the area.

The conversion of appropriate buildings within settlements or which form part of already
defined groups is acceptable. Problems arise however where isolated buildings in the
landscape sich as bams are proposed for conversion The jocal landscape can be damaged
and a degree of urbanisation imposed upon an otherwise wholly rural view. This Is linked to
additional factors such as garden areas, car parking facilities, garages, sheds, even the
presence of washing lines which are totally out of keeping within the rural setting of the
building These are discussed further in Policy H16

In many instances the isolated roadside barm is a traditional feature within the AONB and
needs protecting from inappropriate development. In determining applications for reuse of
the building the Council will have regard to the contribution the buiiding makes to the ACNE
and the effect any such proposal would have on the natural beauty of the ares.

In relation to criteria (i) regard would be taken to the need to provide the utility services such
as water and electricity as well as the provision of other public services such as refuse,
postal services and the school bus. 1t is recognised that often the individual expense to the
authority would not be significant but the cumulative effect could Involve considerable
expenditure in the provision of public services.

The policy will be implemented through the development control process

THE BUIL DING TO BE CONVERTED

POLICY H16
Conversions of buildings to dwellings will be granted ptoviding:
{a) the building Is structurally sound and capable of conversion for the proposed

use without the need for extensive building or major alterations which would
adversely affect the character or appearance of the buiiding, the Councit will
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require a structural survey is submitted with all planning applications. This 0 P
should include plans of any rebuilding which is proposed;

{b) the building is of sufficient size to provide for minimal living accormmodation
without the need for further extensions which would harm the character or
appearance of the huilding; :

{c) the character of the building and its materials are appropriate to its
surroundings and the building is worthy of retention because of its intrinsic
interest or potential or its contribution to its setting;

{d) the building, if provided under permitted development rights, has a genuine
history of use for agriculture or another rural enterprise.

5.13.10 The basic aim of this policy is to enhance and protect the natural beauty of the Borough
Clearly buildings to be converted should be worthy of being retained in thelr own right.
Modern farm buildings, or properties constructed in a style or in materials not in keeping with
the area will not be considered as suitable for conversion

5.13 11 The property must be capable of a satisfactory conveision without the need for major
demdlition or rebuilding works, This is because such development is the equivalent of
building a wholly new dwelling This would not normally be allowed in the rural areas of the
Borough

5 13.12 Famm buildings are operational structures with a functional simplicity which is an essential
part of their characier. If a building is 1o be converied this should be done with minimal
changes to the roof siope, amendments to the eaves line or the addition of extensions or
porches. This will help to retain the criginal form of the buiiding.

5.13 13 Rural buildings often provide roosting or breeding sites for protected rare species, such as
bats and barn owls. Where this occurs any development proposal will be assessed in
relation to Policy ENV7

5 13.14 Finally the buitding must have a genuine history of use. Proposals involving buildings
erected with an apparent future aim of conversion will not be granted consent.

5.13 15 This policy will be implemented through the development contro! process.

513 16 DESIGN MATTERS

POLICY H1i7
Planning permission for the conversion of buildings will be granted providing:

{a) the design of the conversion is of a high standard and is in keeping with focal
tradition, particularly in terms of materials, geometric form and window and

door openings;

{b) the impact of the development or the effects of the creation of a garden area,
together with any garaging or car parking facilities or other additions, will not
haim the appearance or function of the area in which it is situated;

{c} the access to the site should be to a safe standard, or shouid be capable of
being improved to a safe standard without harming the appearance of the
area.

5.13 17 This policy acknowledges the importance of good design to protect the rural environment. In
design terms the basic idea is that traditional farm buildings should remain largely unaftered
and remain looking like farm buildings after conversion Traditional buildings do have their
own individual charm but they are basically simple straight forward buildings constructed by
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local workmen using local materials Conversion of listed farm buildings to residential use
can seldom be carried out without significant damage to the fabric of the building. Such
devslopment will only be allowed as a last resort in securing their conservation Policy
EMPQ refers to alternative uses which may be more sympathetic.

5.13.18 Alterations necessary to accommodate modem living and working conditions often make
conversion difficult if the original character of the building is to be retained Most farm
buildings have unbroken roof spaces, a limited number of windows and largely open interiors.
It is possible to convert farm buildings without changing their character by recognising these
principal features and by not trying to achieve maximum possible floorspace. it should be
remembered that these are nof new buildings, they are conversions of special buildings.,

This should be reflected in the final scheme. Too many doors and windows, the insertion of
dormers, roof lights and chimneys and the aiteration of roof trusses will devalue the character
of traditional farm buildings and that of the surounding envirenment.

5.13 19 The following guidance indicates the general design requirements which the Borough Coungil
will normally require:

(a) Roofs

The single most important external feature of a traditional farm building is the roof, seen at a
distance, they tend to dominate elevations. Large unbroken roof slopes are a characteristic
within the Borough which should be respected Dormers are not usuaily found on agricuttural
buildings and even small roof lights catch the eye by reflecting open sky or sunlight An
alternative may be a suitable opening in the gable end to supplement light level.

Normal roof lights have the disadvantage of an upstand which visually Jars with the roof
profile. Flush fitting roof lights with concealed integral gutters are now available Also, it is
now possible to obtain special non-refiective glass to fit into the roof light Single storey farm
buildings should remaln single storey accommodation

(b)  New Openings [n Walls

Agricultural buildings are characterised by a limited number of window and door openings
Conversion to a single dwelling-house is generally preferable to the creation of more than
one dweilling, since this will easily involve fewer new window and door openings. Apart from
the wagon door openings, windows and doors are commonly small and insignificant on
agricultural buildings. In conversions, the type, proportion and detail of existing openings
should be observed, the proportion and size of existing openings should aiso he taken into
account, when determining the accommodation to be provided within the building. Any
additional doors and windows should copy existing pattens. Large wagon door openings
should be used to provide the majority of intemal natural light by constructing an
inconspicuous frame set back into the building. The use of leaded light windows should be
avoided

{c) Materlals

With any conversion, as much of the original fabric should be retained as possible Where
rebuilding is unavoidable, then existing materials should be used. When modern materials
are used for repair or rebuiiding, they are invariably obvious and immediately noticeable. In
order to maintain converted farm buildings in an authentic condition, new work should blend
harmoniousty with old; reproduction slates and files, reconstituted stone, concrete and
aluminium and plastic are generally unacceptable materials.

{d) Extensions and Additions

Farm buildings are operational structures with a functional simplicity which is part of their
appeal. Changes to the roof siope, amendments to the eaves line, addition of porches and
chimney stacks will contribute to complexity and a loss of original character. 1t is important
that farm buildings are preserved in their original form without alien, urban additions or
alterations.
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Rain s often allowed to run off the eaves of farm buildings without a roof drainage system.
Therefore any new rainwater gutters and downpipes should be discreet and mounted If
possible using stirrup brackets rather than a fascia board. Rainwater downpipes should be as
few as possible and position on the less prominent elevations wherever possible and made of

metal in a traditional design.

® Interiors

Design solutions should be found which avoid disturbing the existing roof timbers and which
do not require raising external walls. Traditional farm buildings will most effectively retain
their character if the interior is left open, at least in pari, to give an impression of the
pre-converted space Open layouts help natural light penetrate from a limited number of
openings 1o iliuminate & relatively large area of floorspace. Internal divislons should be kept
to a minimum in sympathy with the structural main divisions of the building. Staircases and
doors should be contermnporary in design.

Q) Curtilages

Traditional farm hulidings are generally associated with yards or open field locations. In
order to maintain the agricultural character of converted buildings in their new use, they
should retain their open setting. Farm buildings are simpte and unfussy Suburban
paraphernalia, patio equipment, interwoven fencing, greenhouses, swimming pools and
sheds can detract from their agricultural setting. The cunlilage of a converted farm budlding
should remain open and uncluttered The treatment of boundaries should refiect the
buildings rural character; post and rail fences, timber gates of the flve bat lype wili be

encouraged

{e) Rainwater Goods

(h)  Access

Proposals should normally involve the use of an existing access whenever practical f a
new access is created it should be designed to an appropriate standard as determined by the
appropriate highway authority (Highways Agency regarding frunk roads, County Surveyor
regarding others). Highway safety will be a primary consideration, however, the Council will
also require careful design and landscaping Materials used must be sympathetic to the
character of the area New access tracks should not be significantly tonger than existing.
Where a new access is created the existing access should be blocked up and the frack

removed.
5 13.20 EXTENSIONS TQ CONVERTED RURAL BUILDINGS
POLICY H18

In its determination of applications for change of use of rural buiidings to dwellings,
the Borough Council will impose a condition requiring that any future extensions or
external alterations to the dwelling including any development within the curtilage as
defined in schedule 2 Part 1 Clauses A to E of the Town and Country Planning
General Development order 1988 (or any order revoking or re-enacting that order)
shall not be carried out without the formai consent of the Borough Council,

Proposals to extend or alter previously converted rural buildings within the plan area
will be considered on the basis of the scale design and massing of the proposal in
reiation to the character of the existing building and the surrounding area, Proposals
should be in keeping with the local tradition in terms of design, materials, geometric
form and window and door openings.

5.13 21 it is important that the design principles contained in Policy H17 are maintained. This policy
is intended to ensure that any additions or afterations to the bullding following conversion are
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Council has no wish to restrict their continued prosperity and efficiency. This does not mean that
harmful developments will be allowed. Encugh industrial fand is available in the Borough to
prevent the need for any firm expanding to such an extent that it harms the landscape or
residential amenities of the area.

THE CONVERSION OF BARNS AND OTHER RURAL BUII DINGS FOR EMPLOYMENT USES

6.6.1 POLICY EMP9

6.6.2

6.6.3

6.6.4

6.6.5

Planning permission will be granted for employment-generating uses in barns and other
rural buildings, provided all of the following criteria are met:

{1 The proposed use will not cause unacceptable disturbance to neighbours in
any way;

{ii) The building has a genuine history of use for agriculture or other rural
enterprise;

{iii) The building is structurally sound and capable of conversion for the proposed
use without the need for major alterations which would adversely affect the
character of the building;

{vi) The impact of the propoéa! or additional elemnents likely to be required for the proper
operation of the buiiding will not harm the appearance or function of the area in
which it is situated;

{v) The access to the site is of a safe standard or is capable of being improved to a
safe standard without harming the appearance of the area;

(vi) The design of the conversion should be of a high standard and be in keeping with
local tradition, particularly in terms of materials, geometric form and window and
door openings.

There is a need to retain employment uses in the rural areas of the Borough. In addition to this
employment uses are a more acceptable form of development than, for instance, dwellings.

Changes in farming practises reflect the reduced importance of agriculture as a local empioyer.
Partly as a consequence of this the conversion of buildings to uses which will allow the
maintenance of employment opportunities is generally to be encouraged and only where clear
disturbance will be caused to neighbours, where the form of the building will be wholly
inappropriate, where development control criteria cannot be met or where the proposed uses
contrary to other policies in this plan, will such proposals be resisted.

The poticy acknowledges the importance of design quality of the rural environment generally. The
design guidance set out in section 5.13.19 of this plan applies equally to conversions to
employment use. Indeed, changes such as extra window openings etc will not normally be
permitted.

Ruratl buildings often provide roosting or breeding sites for protected rare species such as bats and
barn owls. It is vital to ensure that in determining conversion schemes, due consideration is
given to the need to afford protection for rare species of wildlife. Any proposal must conform
to other policies of this plan and particularly ENV7Y.
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6.616 In order to ascertain the conformity of any proposal to convert a building with the above criteria,
the Council may require the submission of a detalled structural survey as part of any planning
application.

6.7 EMPLOYMENY USES IN MAINLY RESIDENTIAL AREAS

6.7.1 POLICY EMP10

New employment development (Use Classes B1-B8, A2) will only be allowed in areas
where housing is the principal land use, if there would be no detriment to the amenity of
the area in terms of noise, nuisance, disturbance, environment and car parking.

6.7.2 The sites and areas allocated in the Pfan may not cater for all employment uses, especially small
businesses or the self-employed. The valuable contribution these types of uses make to the local
economy is recognised in terms of the jobs created and investment in the area.

In addition such uses can help reduce the need to travel which has associated environmental
benefits. However, this has to be balanced against protecting existing uses and amenity,
especially in residential areas.

6.8 LOSS OF EMPLOYMENT LAND
6.8.1 POLICY EMP11

Proposals for the conversion or redevelopment of industrial or employment generating
sites in the Plan area will be assessed with regard to the following criteria:

(i} The provisions of Policy G1.

(i) The compatibility of the proposal with other policies of this plan.

(iii) The environmental benefits to be gained by the community.

(iv) The potential economic and social damage caused by loss of jobs in the
community.

{v) Any attempts that have been made to secure an alternative employment

generating use for the site.

6.8.2 Thereis a need to increase the number and variety of employment opportunities in the plan area,
including those arising from appropriate agricultural diversification. It is accepted that occasions
may arise where the environmenta! benefits outweigh the loss of employment, however, the
Council Is aware of the damaging effects of the loss of fioor space.

6.8.3 The availability of suitable alternative sites for employment generating purposes and the
likelthood of other employment uses coming forward will be material considerations in
deciding development proposals.

6.9 PROPOSED AGRICULTURAL DIVERSIFICATION

6.9.1 POLICY EMP12

Proposals for agricultural diversifications will be approved, subject to other policies within
the Local Plan and provided they are appropriate in both scale and character to the rural areas
of Ribble Valfey and do not compromise its natural beauty.

6.9.2 The impact of changes in agricultural subsidies and decline is one of increasingly marginal farm
enterprises. Subject to the other policies of this plan, developments which are
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of Policy ENVY. Within the open countryside, proposals will be required to be in keeping with the
character of the landscape area and should reflect Jocal vernacular, scaie, style, features and building
materials, meeting the requirements of Policy ENVY.

7.2.4  The farming industry is going through a period of change. The introduction of alternative or
additional enterprises on farms will generally be encouraged. Such uses should make maximum
use of existing buildings. They should not cause damage to the appearance or character of the
countryside.

7.3 SMALL HOTELS AND GUEST HOUSES

7.3.1 POLICY RT2

The conversion of existing residential properties for small hotels, guest houses or self-
catering accommodation, together with extensions to existing facifities will be
favourably considered providing that the proposal:

i) does not conflict with the other policies of this plan;

if) any extension is in keeping with the character of the area, by virtue of size, scale,
materials or design;

iii} includes satisfactory access arrangements and appropriate numbers of car
parking spaces, and

iv) proposals should not adversely affect the residential amenity of the area.

7.3.2 ltis important that a wide range of accommodation types is available if tourism is to continue to
develop and grow in the Borough. Where relatively small scale developments would not cause
harm to the amenities of the area, and are acceptable on parking and highway grounds, there
should normally be no reason to withhold consent.

7.4 THE CONVERS|ON OF BUILDINGS FOR TOURISM RELATED USES

741 POLICY RT3

Planning permission will be granted for tourism related uses in rural buildings providing
all of the following criteria are met:

i) the proposed use will not cause unacceptable disturbance to neighbours in any way;

ii) the impact of the proposal or additional elements likely to be required for the
proper operation of the building will not harm the appearance or function of the
area in which it is situated;

iii) the access to the site is of a safe standard or is capable of being improved to a safe
standard without harming the appearance of the area;

iv) the design of the conversion should be of a high standard and be in keeping
with local tradition, particularly in terms of materials, geometric form and
window and door openings;

v) if the building is isolated from otherts then it should:
a) have a genuine history of use for agricufture or another rural
enterprise;
67
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7.4.2

7.4.3

7.4.4

7.4.5

746

7.5

7.51

7.5.2

b) be structurally sound and capable of conversion for the proposed use
without the need for major alterations which would adversely affect the
character of the building.

There are significant pressures on rural buildings for conversion to residential uses. This is
partly as a result of changing farming practices and the reduced importance of farming as a
iocal source of employment.

The conversion of buildings to uses which would allow the maintenance of empioyment
opportunities is generally to be encouraged and only where clear disturbance will be caused to
neighbours, where the form of the building wilt be wholly inappropriate where development control
criteria cannot be met or where the proposed use is contrary to other policies in this plan, will such
proposals be resisted.

The policy acknowledges the importance of design quality of the rural environment generally.
Barns form an important part of local landscape and their value can be damaged if a conversion
leads to an appearance of "urbanization” in an otherwise wholly rural view. Design guidance
provided in section 5.13.19 of this plan is equally relevant to conversions for tourism use.

Development proposals which would have an adverse effect on wildlife species protected by law
will not be granted planning permission, unless arrangements can be made through planning
conditions or agreements to secure the protection of the species in accordance with Policy ENV7.

The presence of a protected species is a material consideration when a local planning authority is
appraising a development proposal which if carried out would be likely to result in harm to the
species or its habitat. Matters fikely to be of concern to the Borough Council in implementing the
policy, if development is considered possible, will be to facilitate the survival of individual members
of the species, to reduce disturbance to a minimum, and to provide adequate habitats to sustain at
least the current levels of populations.

CAMPING BARNS

POLICY RT4

Proposals to create camping barns will be considered appropriate subject to the
following criteria:

i} the building shouid be of traditional construction and design and make a
significant contribution to the landscape;

i) the building should be Jarge enough to fulfil its primary function. Minor
additions to accommodate camping functions may be acceptable providing they
complement the existing scale and design of the building;

iii) the curtilage of the building should be kept to an absolute minimum;

iv) suitable measures should be taken to retain where possible any features of
ecological interest.

The Forest of Bowland was identified as one of the first areas for development of "stone tents" by
the Youth Hostel Association and the Countryside Commission. interest in camping barns is also

prompted by the desire to find suitable uses to support the retention of disused barns which make
a significant contribution to the landscape and to conservation objectives.
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viii) in the case of reservoirs, proposals must not cause operational problems
which conflict with the primary function of the water body;

00P

ix) proposats must not allow public access into dangerous areas.

7.13.2 There is a lack of water based recreational facilities in the Borough. The main facilities being
Barrow Lodge which is used by the Clitheroe Canoe Club and the numerous fishing rights in the borough.

7.13.3 Proposals should not involve development which would harm the landscape quality of the
area. This is particularly relevant to the AONB. In addition, the proposed uses should not
have any adverse impact on sites of nature conservation importance.

7.13.4 The use of sites for noisy sports will be strictly controlled. Stocks Reservoir in particular

would not be considered suitable. This is because of the conflict with existing informal
recreational facilities already existing.

7.13.5 Operational requirements of reservoirs must take precedence over recreational uses. The rapid
fluctuation of water levels associated to these facilities will also restrict the type of uses allowed
and means that certain areas will not be safe for public access.

7.13.6 The majority of proposals would have io take place in conjunction with North West Water.

7.1 FOOTPATHS AND BRIDLEWAYS

7.14.1 The local planning authority will seek the retention and improvement of footpaths and
bridleways in the plan area.

7.14.2 POLICY RT 18

Improvement of public rights of way, bridleways and byways/unsurfaced, unclassified
roads in the plan area will be permitted. The Borough Council will also seek to ensure the
retention and maintenance of by-ways and unsurfaced, unclassified roads as part

of the public rights of way network.

7.14.3 Some footpaths in the plan area are in need of improvement, particularly to their surface which
can cause problems in bad weather. The improvement of sign posting and way marking will assist
both footpath users and farmers by reducing accidental damage and trespass. The resources that
can be directed towards fooipath improvement are likely to be limited throughout the plan period.
It is those footpaths which cross open fields which cause most problems for farmers, in
appropriate cases it may be suitable to divert the route to follow a field boundary, but in most
cases satisfactory way marking may solve the problem.

7.144 POLICY RT 19

Development that prejudices footpaths which:

i} provide a link between the towns/villages and attractive open land;
i) link with the Ribble Way footpath;
iii) are associated to the Local Nature Reserves; and iv)

are heavily used;

will not be permitted.

7.14.5 The existing footpath network is an important leisure facility for residents of the Borough and
visitors alike. The retention of the network will help to promote the area and encourage its
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8.1

8.1.1

8.14

8.2

8.2.1

TRANSPORT AND MOBILITY
INTRODUCTION

The connections between development and movement are strong. People travel for many
reasons, to work, to shop, to get to places of entertainment, to visit friends and for the pleasure
of travelling. As a consequence the location of places of employment, residential areas and
shopping centres have a major effect on distances travelled and the mode of transport used.

In recent years the effect of travel on the environment has been the cause of concern and both
the Government and local authorities are seeking to reduce the harmful elements. These include
both the local impacts of congestion and the more global concern of levels of CO, emissions
from excessive use of private cars.

In Ribble Valley a larger proportion of people have access to cars than is usual. This is partly
because the rural nature of the district makes car ownership almost essential for an acceptable
degree of mobility. As a district it is also a substantial net exporter of employees. That is to say a
much greater number of people leave the district to work in neighbouring towns than make the
reverse journey. These factors are particutarly important when environmental concerns dictate
that maximum use is made of public transport opportunities and cycling and walking for travel and
that unnecessary travel is reduced as much as possible by tand-use planning.

The objectives of this plan that have a particular bearing on this section are:
+ to direct development in a way that minimises the use of private car transport;

to ensure adequate and safe transport infrastructure for industry;

to ensure all residents have good access to the countryside, sports and entertainment
facilities, shops, health care and all other facilities;

* to protect residents from nuisance of all sports particularly traffic noise, poliution and the
impact of nearby development; :

+ to enhance safe mobility for all the community.
¢ to encourage and promote the use of public transport, cycling and walking.

There are certain things that the plan must do in respect of {ransport. It must identify the road
hierarchy, safeguard programmed transport routes and indicate any proposed traffic
management schemes. Much of the implementation of the policies contained will be by the
county council who are the highway and public transport authority for the majority of roads, with
trunk roads being the responsibifity of the Secretary of State for Transport.

The Lancashire Structure Plan 1991-2006 establishes the principal of major new development
being located within strategic transport corridors. These radiate from the County's main transport
nodes, linking the main towns and serving intermediate points. These strategic transport corridors have
been selected on the basis that they have, or have the potential for, good public transpori services,

including passenger rail services. All the county's main towns are within strategic transport
corridors.

DEVELOPMENT PROPOSALS

POLICY TI

In making decisions on development proposals the local planning authority will
aftach considerable weight to:

82
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» the availability and adequacy of public transport to serve those moving to
and from the development,;

» the relationship of the site to the primary route network;

« the provision made for access to the development by pedestrian,
cyclists and those with reduced mobility.
« proposals which promote development within existing developed areas

at locations which are highly accessible by means other than the
private car;

« proposals which locate major generators of travel demand in existing
centres which are highly accessible by means other than the private car;

« proposals which strengthen existing town and village centres which
offer a range of everyday community shopping and employment
opportunities by protecting and enhancing their viability and vitality;

« proposals which locate developments in areas which maintain and

improve choice for people to walk, cycle or catch public transport rather
than drive between

homes and facilities which they need to visit regularly;

« proposals which limit parking provision for developments and other on

or off street parking provision to discourage reliance on the car for work
and other

journeys where there are effective alternatives.

8.2.2 Clearly any development proposal should first be weighed against the general
development strategy (see policies G2 to G5). This policy will then be applied. its
purpose is to ensure that all development is assessed in terms of its overall impact

on the transport infrastructure. All major proposals should offer the opportunities
for increased bus and rail facilities.

8.2.3 The implementation of this policy will be by decision making by the local
planning authority.

8.3 ROAD HIERARCHY

8.3.1 POLICY T2

A road hierarchy is proposed. All major new developments which are
heavy generators of traffic, especially commercial vehicles, should have
adequate, safe and convenient access to the primary road network. Other
developments should have access to the network appropriate to their
traffic needs and the function of the highway and should be located in
areas which maintain and improve choice for people to walk, cycle or use
public transport rather than drive.

8.3.2 The purpose of this policy is to ensure that the majority of traffic is directed onto
those roads most able to cope with it. It also recognises that there are forms of -
transport other than the private car which may be used. The Council will have
regard to principles associated with all modes of transport both in assessing
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8.6

8.6.1

86.2

8.6.3

86.4

8.6.5

8.7

8.7.1

Y

ﬁ\is road is included within both the Lancashire Structure Plan and the most recent 1994/95
Transport Policies and Programme document. This latter document programmes the
Read/Simonstone by-pass for commencement in 1995/96.

The Read/Simenstone by-pass received planning permission in 1990 but the orig'inal scheme may require
some amendment. The road largely follows the line of the disused railway line o Padiham. It will
relieve the two villages from traffic linking the M65/A56 to the AB9.

TRAFFIC MANAGEMENT
POLICYT6 '

The devel’op'me'n't of aﬁpi’opfiéte traffic calming measures will normally be
permitted/introduced. This will include the following:

a) The amount of road space allocated to pedestrians, cyclists and public transport will
be increased in Clitheroe. This will have regard to the needs of disabled people,
emergency services and delivery vehicles.

b) Traffic calming measures including 20 miles per hour zones will be introduced in those
parts of towns and villages where there is a need to restrain traffic speed and reduce
accidents. Their design should make a contribution to improving the quality of the
local environment;

c) Commercial vehicle movements will be assisted and controlled as appropriate to
resolve or prevent environmental problems.

A number of areas within the Borough have already been the subject of those measures
proposed by this policy.

Taylor Street in Clitheroe and Whalley Old Road in Billington have both had traffic calming
techniques applied to both slow traffic and ultimately discourage its use of these purely local
routes.

Clitheroe town centre is likely to be the first area where a full scheme is implemented. Finance is
available for a scheme which is intended to give pedestrians greater priority and safety within
Castle Street and redirect through traffic, without business in the town centre, to other routes. This
scheme will incorporate physical changes to Castle Street and Market Place and make
improvements, at four junctions:

Parson Lane/Station Road

Station Road/King Street

Railway View Road/Railway View Avenue
Waddington Road/Railway View

The Borough Councit will continue to monitor locations where traffic calming measures may be required.
This will be in close conjunction with the County Surveyor's Department. Subject to finance being
made available schemes will then be drawn up and implemented. In certain cases new
developments may require traffic calming measures within and cutside their site to make proposals
acceptable on grounds of highway safety. In these cases the Council will ensure that measures are
undertaken at the devetoper's expense through the use of "Grampian” type conditions and the use
of Section 106 Agreements (see Policy G10).

PARKING PROVISION

POLICY T7

All development proposals will be required to provide adequate car parking and
servicing space.
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8.7.2 Govemment guidance contained in PPG1 3 "Transport” stresses that councils should include policies in
their plans to limit parking provision for developments and other on or off street parking provision to
discourage reliance on the car for work and other joumeys were there are effective alternatives.

8.7.3 This reflects a concem that the provision of car parking for larger developments is a contributing
factor to the use of cars for journeys where other methods of transport would be more
environmentally acceptabie, however the nature of Ribble Valley as a large rural district is such
that it is essential to recognise car use will be a principal way of getting to work, shopping and
visiting leisure facilities.

8.7.4  In many cases failing to ensure that adequate off-street parking is attached to developments will
lead to on-street parking rather than the use of public transport or walking/cycling. Whiist the
adverse effects of on-street parking may be controlled or moderated by parking restrictions they
are likely to have some impact on focal environmental problems.

8.7.5 The parking requirement for development proposals will be decided having regard to the County
Council's 1988 published Car Parking Standards, incorporating any subsequent amendments,
and also having regard to the desirability of restricting unnecessary use of the car whilst
maintaining viable town and village centres.

876 POLICYTS

Development proposals which respond to identified needs for additional long stay edge-of-
centre parking spaces for visitors in locations where the absence of adequate provision
leads to congestion, damage to residential amenity and harm to the efficient aperation of
business will be permitted within the settlements listed in policies G2, G3 and G. of this
Plan. Planning permission will not be given for new public car parks

where the benefits of such provision would be outweighed by harm arising from
traffic generation or other environmental considerations or in locations where
adequate public transport facilities are available.

8.7.7 For many years the council has made strenuous efforts to acquire land in a number of locations
to provide much needed car parking. in a number of instances its efforts have been successful.
Car parks are now in operation at Downham, Chipping, Slaidburn, Dunsop Bridge and other
villages as well as Clitheroe and Longridge. There are parts of the borough where problems
continue. Ribchester in particular is so popular with visitors that additional provision woulid
certainly be used. However in assessing development proposals the council will be guided by
government guidance contained in planning policy guidance note 13 "Transport” which seeks to
limit the provision of extra parking provision where effective aiternatives exist. In addition financia
resource is an important issue since the implementation of this policy can often only be achieved
through the purchase of land.

8.8 PUBLIC TRANSPORT

8.8.1  The Council will participate in the support and co-ordination of all public transport services.

8.8.2 The achievement of the fundamental development strategy of this plan is partly dependent on the
availability of public transport services. The Council are not in a position to guarantee the
continued operation of existing services or their improvement. The general overview of public
transport is the responsibility of the County Council. The Borough Councit can however assist
financially with the operation of non-commercial services and take account of the viability of
existing public transport services as weli as the need for new ones in reaching planning decisicns.
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4.1 These are the principles which have shaped this RSS. Applying them to all plans and
strategies in the North West that affect the development and management of different land
uses, as well as to individual proposals, will help to ensure an effective cascade of policy from
regional to sub-regional and local levels, promoting sustainability and subsidiarity.
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4.5 The competitiveness of the region’s economy is important and its growth must be facilitated
but, increasingly, demands for houses, workplaces and services will need to be met in a more
sustainable fashion, making the best use of land and existing infrastructure, and managing
resources prudently and efficiently. There will be many opportunities to encourage the re-use
of disused land and buildings. This is critical to improving the Region’s image. The Region
contains a very large extent of dereliction and a large number of old industrial buildings of historic
interest and great character in need of new uses, especially in the urban areas. Greater use of
land that has been previously developed, and lies within settlements, is required for all forms
of development across the Region. Not all areas of previously developed land, however, will
be suitable or appropriate for built development. For example, former military bases in rural
areas could be relatively remote, may have returned to open land uses or be supporting valuable
habitats. Other policies, particularly those on the wider countryside (RDF2), and on derelict land
and contamination (EM2), provide further guidance on this issue, and Table 7.1 sets out indicative
District targets for the proportion of housing to use brownfield land and buiidings.
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4.7 _ This principle is clo"sely_' related to the previous one encouraging accessibility. It has
implications for both the linkages between areas, notably by public transport, and for locational
decisions in respect of employment, housing, services and facilities. It brings together two
important spatial concepts — proximity and connectivity -~ to address social inclusion in its widest
sense and regeneration.

4.8 Itis an important feature of society today, notably in our cities, that some of the poorest,
most deprived areas are frequently close to areas of growth and opportunity. For example,
concentrations of worklessness (see Diagram 2.3) - 40% of unemployment in the region is in
the ten Districts with the best record for recent economic growth. We need to understand these
geographies and the needs of different communities living within them and promote policies to
marry opportunity and need through land use and physical infrastructure decisions, inciuding
transport, and through skills and employability initiatives. The RES and Northern Way Growth
Strategy provide a context for this at regional level. Sub-regional and local plans and strategies
should also address these issues. :

4.5  The pursuit of sustainable development demands that we live within environmentait limits,
respecting the environment, natural resources and biodiversity. It is a fundamental tenet that
has not only influenced RSS polices on the environment, waste and energy, but cross-cuts the
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thematic policies on jobs, housing and transport. Work currently in hand to assess the
environmental capacity of the region will provide a vital evidence base to monitor performance
and underpin future policy development in this respect.

410G This principle highlights specific aspects of protecting and enhancing rural and urban,
built and natural environments. As we have seen with other topics, environmental quality varies
significantly across the region encompassing landscapes of great beauty and areas degraded
by the legacy of our industrial past. Plans and strategies shouid respond to the different
challenges these present and recognise the distinctiveness of different places. Good design,
creativity and innovation, are essential to improve the built environment and make better use
of land to support sustainable patterns, for example promoting energy efficiency or car-free
neighbourhoods. An imaginative mix of land uses can improve the character of both urban and
suburban areas, strengthening social integration and civic life and support new approaches to
neighbourhood structure.

411 The North West has significant areas which are internationally important for nature
conservation (see map 2.10) this includes significant areas of the coastline of the region.
Development and policies which seek to deliver RSS at a local level could have the potential
to have significant adverse effects on sites of international importance for nature conservation
such as Ramsars (designated by the UK Government under the Ramsar Convention to protect
and conserve wetland areas that are of international importance, particularly as waterfowl
habitats) and ‘Natura 2000’ sites (a network of internationally significant wildlife sites within the
EU, comprising Special Areas of Conservation (SACs) and Special Protection Areas (SPAs)
including proposed and candidate sites pSACs and cSPAs). Consideration of effects of
development on sites of international importance for nature conservation will also include, where
relevant, the potential effects on sites outside the region e.g. effects of development in the
region on coastal and inland waters in Wales. Lower tier plans, strategies and proposals may
need to be assessed under the Habitats Regulations for likely significant effects alone or in
combination. Where it is indicated that plans and proposals are likely to have negative impacts
which cannot be avoided, alternatives wili need to be sought or imperative reasons of overriding
public interest established and compensatory measures will be necessary. This is an onerous
route and accordingly whilst this is a possible approach, development likely to have an adverse
effect on the integrity and conservation objectives of sites of international importance for nature
conservation is unlikely to meet the requirements of Habitats Directive and would be unlikely
to be in accordance with the development plan. Many ‘Natura 2000’ and Ramsar sites are highly
sensitive to existing levels of air poliution and water poilution, not withstanding the potential
impacts of future development. Local authorities will need to ensure appropriate monitoring
regimes are in place and consider amelioration measures where appropriate to ensure that
development does not have adverse effects. Many of the ‘Natura 2000" and Ramsar sites
extend welt beyond individual local authority boundaries and Local Authorities and Partnership
organisations will need to work together to prepare plans and strategies which minimise, avoid
and manage potential negative impacts on valuable sites.
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33 North West Sustainability Checklist for Developments, N 4007.
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4,14 The Government believes that climate change is the greatest long-term challenge facing
the world today. In the North West, we face the risk of more extreme weather events, including
drier summers, sea level rises and flooding. In turn, this creates dangers to our health, prosperity,
infrastructure and environment. Actions to mitigate the damage we are causing, and adapt to
any unavoidable change, should therefore be embedded in all plans for our sustainable
development. On a national level, policies and priorities for action are set out in the Climate
Change Programme * and the Energy Bill 2007-8 ™, Planning and Climate Change PPS (PPS1
Supplement) and the North West Climate Change Action Plan * sets out the regional response.
The Climate Change Bill is expected to set legally binding targets for the reduction of carbon
emissions ©

4.15 If used positively, spatial planning can play a significant role in reducing our carbon
emissions, promoting the use of renewable energy and shaplng sustalnable commumtles that
are resilient to future climate change.

34  Climate Change, The UK Programme March 2006 CM6764.

35  Meeting the Energy Challenge May 2007 CM7124.

36  Rising to the Challenge, A Climate Change Action Plan for England's Northwest, http./Awww.climatechangenorthwest.co.uk.
37  Drafi Climate Change Bill March 2007 CM7040. 3 5
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7.1%  The scale of housing provision and its distribution seeks to support the economic growth
of the North West in line with the overall aspirations of the Regional Economic Strategy and the
Regional Housing Strategy. In doing so, it seeks to focus development in those locations which
are the key future economic drivers of the regions economy, whilst also taking account of ™

68  Strategic Housing Land Availability Assessments: Practice Guidance, DCLG, 2007.
69  "Proposals for Introducing a Code for Sustainable Homes - A Consultation Paper”, OGPM, 2005,
70 Further details on how this approach has been derived arejgut in the RSS Technicat Appendix.
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¢  regional development framework, sub regional poiicies and sustainable development
principles embedded within RSS;

¢  impacts of economic growth scenarios on household growth and its distribution across the
NW,

¢  need to address regional and sub regional disparities;

¢  future supply constraints;

¢  impact on existing housing markets and stock especially in those areas identified in Policy
L3;

«  need to support regeneration;

« need to provide affordable housing; and 3 2 8 4 3 O ‘E O 8
¢«  need to sustain rural communities. ¢
In this respect the majority of new housing will be located in the three City Regions.

7.177 The Regional Flood Risk Appraisal provides a broad overview of flood risk issues in the
North West, identifying higher risk areas including Salford, Manchester, Chorley, South Ribble
and Lancaster. Plans, strategies, proposals and schemes should appraise, manage and reduce
risk, with early completion of Strategic Flood Risk Assessments a key objective to facilitate this.

7.18  The recommended distribution of housing provision between different parts of the North
West (Tabie 7.1), reflects RSS and Regional Housing Strategy objectives, regional development
framework and sub regional policies within RSS and takes account of the various strategic
priorities and functional linkages, described below, that should be focused upon, in each area
™. Clearly, housing market characteristics and conditions cannot be precisely or uniformly
pinpointed to particular districts and these priorities are not necessarily the only issues that
apply in each area.

a. Manchester/ Salford and Liverpool / Knowsley — provision of sufficient new residential
development to support the role of the Regional Centres and inner city areas, including
those parts involved in the Government's Housing Market Renewal Programme’s Pathfinder
Initiative (including replacement and renewal of housing stock), as pricrity areas for economic
growth and regeneration. Outside the inner city areas, development shouid be
complementary to the regeneration of the inner core, and be focused on regenerating
existing housing areas which suffer from high levels of deprivation.

b. Pennine Manchester, Central East Lancashire and East Lancashire — support for
potential economic growth and regeneration, particularly in Housing Market Renewal
Pathfinder areas; including replacement and renewal of housing stock and, where
appropriate, the development of a wider range of housing types (including high quality
market housing). This should be achieved while ensuring that local and affordable housing
needs can be met elsewhere.

c. Southern Manchester / North East Cheshire — except in that part of Trafford lying within
or adjacent to the Regional Centre, continued careful monitoring and management of
housing provision will be necessary to ensure that new housing development does not
result in an adverse cumulative impact on local and neighbouring housing markets. Provision
should focus on meeting local and affordable housing needs, and support agreed local
regeneration strategies. Within Macclesfield and Congleton, this development should take
place within the context of the economic and social linkages with both the rest of the

71 They are not meant to represent distinct housing market areas. These will vary dependant upon different segments of the market and

their functionality.
37
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Manchester City Region and also the Potteries and the North Staffordshire Housing Market
Renewal Pathfinder.

Northern Manchester, Mid Mersey and Greater Preston — provision of suﬂ‘” cient new
residential development to support the potential for economic growth and local regeneration
strategies (including replacement and renewal of housing stock), a wider range of general
and high quality market housing (in sustainable locations which are well served by public
transport), while at the same time ensuring the ability to meet local needs and requirements
for affordable housing. In Warrington the focus wili be on housing provision which meets
local and affordable housing needs, and development in support of agreed local regeneration
strategies, with continued careful monitoring and management of housing provision, to

" ensure that new housing development does not resutt in an adverse cumulative impact on

local and neighbouring housing markets.

South West Lancashire — continued carefu! monitoring and management of housing
provision will be necessary to ensure that new housing development does not result in an
adverse cumulative impact on local and neighbouring housing markets. Housing provision
should focus on meeting local market and affordable housing needs, especially in Ormskirk,
Burscough and the northern part of Sefton; and on development in sustainable locations
well served by public transport to support agreed local regeneration strategies in
Skelmersdale. In the southern part of Sefton the focus will be on providing sufficient new
residential development to support inner areas as a priority area for economic growth and

" regeneration and Housing Market Renewal Initiative Pathfinder activity.

Wirral — provision of sufficient new residential development in the eastern part of the district
to support the inner areas as a priority for economic growth and regeneration, including
via the Housing Market Renewal Pathfinder scheme (including replacement and renewal
of housing stock). Elsewhere in the Wirral provision should focus on meeting local and
affordable housing needs, with careful monitoring and management of housing provision,
to ensure that new housing development does not result in an adverse cumulative impact
on local and neighbouring housing markets.

Fylde Peninsula — support for regeneration (including replacement and renewal of housing
stock) and the potential for economic growth in Blackpool and Fleetwood, while ensuring
that local and affordable housing needs can be met elsewhere in the Fylde Peninsula.
West Cumbria and Furness — provision of sufficient new residential development to
support housing market restructuring and regeneration {including replacement and renewat
of housing stock), while ensuring that local and affordable housing needs of rural
communities can be met elsewhere in West Cumbria and Furness.

Lakes & Morecambe Bay ~ continued provision of housing to meet local and affordable
housing needs of the area’s communities, by delivering a choice of properties to suit the
local population and workforce. General market housing should be focused in support of
regeneration priorities and meeting agreed community priorities, especially within
Morecambe and the Furness Peninsula part of South Lakeland, in and around Ulverston.
Housing in the Lake District National Park must be developed in keeping with the scale
and type that has been identified as appropriate to the area’s strict requirements on meeting
identified local and affordable needs of the locality.

North Cumbria ~ provision of sufficient new residential development to support the
economic growth and regeneration of Carlisle, while ensuring that the local and affordable
housing needs of rural communities can be met eisewhere.

South Cheshire — provision of housing to meet local and affordable needs, plus general
market housing (in sustainable locations which are well served by public transport) to
support agreed local regeneration strategies, and the role of Crewe as a key regional town
and gateway to the North West. All dev§l§ment should take place within the context of
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the economic and social links with the rest of Manchester City Region, West Cheshire, the
Potteries and the North Staffordshire Housing Market Renewal Pathfinder scheme.

I, West Cheshire - provision of sufficient new residential development to support the economy
of Chester and regeneration of Ellesmere Port, while ensuring that locai and affordable
housing needs can still be met. All this development should take place within the context
of the significant economic and social links that exist with North East Wales and the Liverpoo!
City Region. In Vale Royal sufficient housing development to support key local regeneration
priorities particularly in Northwich town centre and to address affordable housing needs.

7.12  Detailed advice on managing the supply of housing land is given in PPS3 and in
subsequent CLG advice ™. Local authorities should manage their allocation of land and granting
of planning permissions to maintain a minimum five year supply of deliverable housing land,
and use their housing trajectory to help monitor and manage the achievement of the figures
shown in Table 7.1, and the extent to which this meets local need and demand for housing.
The requirement figures are expressed as ‘net of clearance replacement’, that is to say they
are net dwelling gains or the increase over and above the replacement of any dwellings lost
through conversion to non residential use or demolition. The overail housing requirement figures
for the period covered by this RSS from 2003 to 2021 and the annual average figures are not
absolute targets and may be exceeded where justified by evidence of need, demand, affordability
and sustainability issues and fit with relevant local and sub-regional strategies. Policies DP1-9
and policy RDF1 should be considered in the application of this policy. Some areas will achieve
lower levels in the early years, for example during major housing renewal, which will be
compensated later. It is important to ensure that a range of house types, sizes, tenures and
prices, which address the housing requirements (including local needs and affordable housing
needs), of different groups in the community, whilst making the best use of available land. To
achieve this it will be important to build housing at appropnate densities taking account of local
circumstances.

7.2 The location of housing will be determined through the Local Development Framework
process, using a sequential approach taken o development form in line with DP4. Land supply
management should be developed in line with results of Strategic Housing Market Assessments,
an assessment of existing housing provision and the potential of urban areas to accommodate
more. Local Planning Authorities should take the following guiding principles into account when
deciding how development should be phased:

=  phasing will be based on the Local Development Framework process; housing land supply
should be actively managed in line with PPS3;

= new housing should be located so as to prioritise the re-use of brownfield land and buildings

within existing urban areas that are accessible by a choice of transport methods in line with

DP4 and W4,

sites shouid not be released unless sufficient capacity including water supply and

waste-water treatment exists or can be provided ahead of the development without

environmental harm in line with EM5.

b

Local authorities should be aware of the policy framework and potential provision of housing
land that exists in adjoining areas taking a joint approach where possible. A consistent approach
across the sub region will ensure that an early release of land in one district does not undermine
urban renaissance in another.

72 Planning Policy Statement 3: Housing (PPS53), DCLG, 2006; and Demonstrating a 5 Year Supply of Deliverable Sites, CLG advice
available at hitp./Awww.planning-inspectorate. gov.uk. 3 9
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Total Housing Annual Average |ndicative target
Provision 2003 —~ 2021rates of Housing proportion of
(Net of clearance Provision (Net of housing provision to
replacement) clearance use brownfield land
o replacement) & buildings

NORTH WEST 416,000 23,111 At least 70%

Manchester / Salford

Manchester 63,000 3,500

Salford 28,800 1,600 At least 80%

Pennine Manchester

Oldham 5,200 289

Rochdale 7,200 400 At least 80%

Tameside 13,500 750

Southern Manchester / North East Cheshire

Stockport 8,100 450

Trafford 10,400 578

Gongleton 5,400 360 At least 80%

Macclesfield 7,200 400

Northern Manchester

Bolton 10,400 578

Bury 9,000 500 At least 80%

Wigan 17,600 978

Liverpool / Knowsley ,

Knowsley 8,100 450 At least 65%

Liverpool 35,100 1,950 At least 90%

Mid Mersey

Halton 9,000 500

St Helens 10,260 570 \t least 85%

Warrington 6,840 380 At least 80%

Wirral

Wirral 9,000 500 At least 80%

South West Lancashire

Sefton 9,000 500 0

West Lancashire E5,400 300 Atleast 65%

Greater Preston

Chorley 7,500 417

Presion 9,120 507 At least 70%

7.21  Where housing market areas cross administrative (and in some cases regional)
boundaries, or where major disparities in levels of previously developed land exist between
neighbouring authorities, cooperation and joint working will be necessary to ensure that sites
are released in a way that supporis sustainable patterns of development. The Local Planning
Authorities involved should take care not to either pursue Local Development Framework
allocations or else grant planning permissions that result in over provision and early release of
land in one district to the defriment of urban renaissance either in the same district or in other
Local Authority areas. Where a particular district has insufficient sustainable sites that match
the above criteria to meet their target, they should consider working with their neighbours to
find ways of meeting the balance elsewhere in the sub region.

Table 7.1 Distribution of Regional Housing Provision 2003-2021
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Total Housing Annual Average |ndicative target
Provision 2003 — 2021rates of Housing |proportion of
(Net of clearance Provision {Net of housing provision to,
replacement) clearance use brownfield land
replacement) & buildings

South Ribble 7,500 417

Central East Lancashire

Blackburn with Darwen 8,800 489

Hyndburn 3,400 189 At least 65%

RibbleValley 2,900 161

East Lancashire

Burnley 2,340 130

Pendle 3,420 180 At least 65%

Rossendale 4,000 222

Fylde Peninsula

Wyre 3,700 206

Blackpool 8,000 444 At least 65%

Fylde 5,500 306

West Cumbria and Furness

Allerdale (outside of Nationai4,800 267 At least 50%

Park) '

Barrow in Furness 2,700 150 At ieast 80%

Copeland {outside of National4,140 230 At least 50%

Park) Ir

l.akes & Morecambe Bay

Eden (outside of National 4,300 239

Park)

South Lakeland (outside of 7,200 400 At least 50%

National Park)

Lake District National Park |1,080 60

Lancaster 7,200 400 At least 70%

North Cumbria :

Carlisle 8,100 450 |At least 50%

South Cheshire

Crewe and Nantwich 8,100 450 At least 60%

West Cheshire

Chester 7,500 417

Ellesmere Port and Neston [7,200 400 At least 80%

Vale Royai 9,000 500

41
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8.32 The transfer of movement of freight from the highway network to rail or water could
potentially yield substantial benefits in reducing carbon emissions, and easing road congestion.
Attempts to increase the volume of freight moved by rail or water in the region could be
constrained by a shortage of inter-modal freight terminals close to the major origins and
destinations of freight in the North West. Delivery will, however, be through the private sector,
and the fact that significant capital investment is required before such facilities become
operational means that investment is only likely when there is a clear market opportunity and
the rail network operator is able to provide the necessary train paths. Aithough financial
constraints make any significant improvement to loading gauge a long term aspiration, advances
in wagon technology offer potential for development of the inter-modal freight business in the
short to medium term, as will incremental capacity enhancements through small-scale measures
such as improvements to terminal and port infrastructure and access. Existing terminals and
private sidings across the region also have a role to play, and greater use could be made of
these to encourage modal shift.

8.33 Better provision for pedestrians and cyclists can contribute towards reducing car
dependency and assist with the achievement of wider regional objectives, including the
development of sustainable communities, enhancing accessibility for all to a range of facilities,
improving community health and supporting tourism. The introduction of measures such as
pedestrianisation, Home Zones, Quiet Lanes and segregated cycleways, together with more
effective demand management (Pollcy RT2) and highway management (Policy RT4), can have

‘‘a mgmﬁcant impact on the walking and cycling experience.

8,34 Local Authorities should produce action plans for the development of walking and cycling
networks in line with the DfT publication ‘Walking and Cycling: Action Plan’ *: these should be
combined with ‘Rights of Way Improvement Plans’. Integrated networks of regional and

88  Walking and Cycling: An Action Plan, Department for Transx?June 2004.
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28.

29.

30.

31.

32.

Achieving sustainabie development 19

Supporting a prosperous rural economy

Planning policies should support economic growth in rural areas in order to
create jobs and prosperity by taking a positive approach to sustainable new
development. To promote a strong rural economy, local and neighbourhood
plans should:

e support the sustainable growth and expansion of all types of business and
enterprise in rural areas, both through conversion of existing buildings and
well designed new buildings;

o promote the development and diversification of agricultural and other
land-based rural businesses; ‘

e support sustainable rural tourism and leisure developments that benefit
businesses in rural areas, communities and visitors, and which respect the
character of the countryside. This should inciude supporting the provision
and expansion of tourist and visitor facilities in appropriate locations where
identified needs are not met by existing facilities in rural service centres;
and

» promote the retention and development of local services and community
facilities in villages, such as local shops, meeting places, sports venues,
cultural buildings, public houses and places of worship.

Promoting sustainable transport

Transport policies have an important role to play in facilitating sustainable
development but also in contributing to wider sustainability and heaith
objectives. Smarter use of technologies can reduce the need to travel. The
transport system needs to be balanced in favour of sustainable transport

. modes, giving people a real choice about how they travel. However, the
'Government recognises that different policies and measures will be required
in different communities and opportunities to maximise sustainable transport

solutions will vary from urban to rural areas.

Encouragement should be given to solutions which support reductions in
greenhouse gas emissions and reduce congestion. In preparing Local Plans,
local planning authorities should therefore support a pattern of development
which, where reasonable to do so, facilitates the use of sustainable modes of
transport.

Local authorities should work with neighbouring authorities and transport
providers to develop strategies for the provision of viable infrastructure
necessary to support sustainable development, including large scale facilities
such as rail freight interchanges, roadside facilities for motorists or transport
investment necessary to support strategies for the growth of ports, airports
or other major generators of travel demand in their areas. The primary
function of roadside facilities for motorists should be to support the safety
and welfare of the road user.

All developments that generate significant amounts of movement should be

supported by a Transport Statement or Transport Assessment. Plans and
decisions should take account of whether:
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o the opportunities for sustainable transport modes have been taken@ 0 P
depending on the nature and location of the site, to reduce the need for
major transport infrastructure;

e safe and suitable access to the site can be achieved for all people; and

& improvements can be undertaken within the transport network that cost
effectively limit the significant impacts of the development. Development
should only be prevented or refused on transport grounds where the
residual cumulative impacts of development are severe,

33.  When planning for ports, airports and airfields that are not subject to a
separate national policy statement, plans should take account of their growth
and role in serving business, leisure, training and emergency service needs.
Plans should take account of this Framework as well as the principles set out
in the relevant national policy statements and the Government Framework
for UK Aviation.

34.  Plans and decisions should ensure developments that generate significant
movement are located where the need to travel will be minimised and the
use of sustainable transport modes can be maximised. However this needs to
take account of policies set out elsewhere in this Framework, particularly in
rural areas.

35. Plans should protect and exploit opportunities for the use of sustainable
transport modes for the movement of goods or people. Therefore,
developments should be located and designed where practical to

¢ accommodate the efficient delivery of goods and supplies;

e give priority to pedestrian and cycle movements, and have access to high
quality public transport facilities;

e create safe and secure layouts which minimise conflicts between traffic
and cyclists or pedestrians, avoiding street clutter and where appropriate
establishing home zones;

s incorporate facilities for charging plug-in and other ultra-low emission
vehicles; and

¢ consider the needs of people with disabilities by all modes of transport.

36. A key tool to facilitate this will be a Travel Plan. All developments which
generate significant amounts of movement should be required to provide a
Travel Plan.

37. Planning policies should aim for a balance of land uses within their area so
that people can be encouraged to minimise journey lengths for employment,
shopping, leisure, education and other activities.

38. For larger scale residential developments in particular, planning policies
should promote a mix of uses in order to provide opportunities to undertake
day-to-day activities including work on site. Where practical, particularly
within large-scale developments, key facilities such as primary schools and
local shops should be located within walking distance of most properties.

48
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CIf settiﬁé local parking standards for residential and non-residential

development, local planning authorities should take into account:
e the accessibility of the development;

o the type, mix and use of development;

o the availability of and opportunities for public transport;

e local car ownership levels; and

» an overall need to reduce the use of high-emission vehicles.

Local authorities should seek to improve the quality of parking in town
centres so that it is convenient, safe and secure, including appropriate
provision for motorcycles. They should set appropriate parking charges that
do not undermine the vitality of town centres. Parking enforcement should
be proportionate.

Local planning authorities should identify and protect, where there is robust
evidence, sites and routes which could be critical in developing infrastructure
to widen transport choice.

Supporting high quality communications infrastructure

Advanced, high quality communications infrastructure is essential for
sustainable economic growth. The development of high speed broadband
technology and other communications networks also plays a vital role in
enhancing the provision of local community facilities and services.

In preparing Local Plans, local planning authorities should support the
expansion of electronic communications networks, including
telecommunications and high speed broadband. They should aim to keep the
numbers of radio and telecommunications masts and the sites for such
instaflations to a minimum consistent with the efficient operation of the
network. Existing masts, buildings and other structures should be used,
unless the need for a new site has been justified. Where new sites are
required, equipment should be sympathetically designed and camouflaged
where appropriate.

Local planning authorities should not impose a ban on new
telecommunications development in certain areas, impose blanket Article 4
directions over a wide area or a wide range of telecommunications
development or insist on minimum distances between new
telecommunications development and existing development. They should
ensure that:

e they have evidence to demonstrate that telecommunications infrastructure
will not cause significant and irremediable interference with other
electrical equipment, air traffic services or instrumentation operated in the
national interest; and

e they have considered the possibility of the construction of new buildings
or other structures interfering with broadcast and telecommunications
services.

49
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45.  Applications for telecommunications development (including for prior
approval under Part 24 of the General Permitted Development Order) should
be supported by the necessary evidence to justify the proposed development.
This should include:

e the outcome of consultations with organisations with an interest in the
proposed development, in particular with the relevant body where a mast
is to be installed near a school or college or within a statutory
safeguarding zone surrounding an aerodrome or technical site; and

e for an addition to an existing mast or base station, a statement that self-
certifies that the cumulative exposure, when operational, will not exceed
International Commission on non-ionising radiation protection guidelines;
or

¢ for a new mast or base station, evidence that the applicant has explored
the possibility of erecting antennas on an existing building, mast or other
structure and a statement that self-certifies that, when operational,
International Commission guidelines will be met.

46. Local planning authorities must determine applications on planning grounds.
They should not seek to prevent competition between different operators,
guestion the need for the telecommunications system, or determine health
safeguards if the proposal meets International Commission guidelines for
public exposure.

6. Delivering a wide choice of high quality homes
47. To boost significantly the supply of housing, local planning authorities should:

¢ use their evidence base to ensure that their Local Plan meets the full,
objectively assessed needs for market and affordable housing in the
housing market area, as far as is consistent with the policies set out in this
Framework, including identifying key sites which are critical to the delivery
of the housing strategy over the plan period;

e identify and update annually a supply of specific deliverable'? sites
sufficient to provide five years worth of housing against their housing
requirements with an additional buffer of 5% {(moved forward from later
in the plan period) to ensure choice and competition in the market for
land. Where there has been a record of persistent under delivery of
housing, local planning authorities should increase the buffer to 20%
(moved forward from later in the plan period) to provide a realistic
prospect of achieving the planned supply and to ensure choice and
competition in the market for land;

e identify a supply of specific, developable' sites or broad locations for
growth, for years 6-10 and, where possible, for years 11-15;

11 To be considered deliverable, sites should be available now, offer a suitable location for development now, and be
achievable with a realistic prospect that housing will be delivered on the site within five years and in particutar that
development of the site is viable. Sites with planning permission should be considered deliverable until permission
expires, unless there is clear evidence that schemes will not be implemented within five years, for exampte they will not
be viable, there is no fonger a demand for the type of units or sites have iong term phasing plans.

12 To be considered developable, sites should be in a suitable location for housing deveiopmeant and there should be a
reasonable prospect that the site is available and could be viably developed at the point envisaged.
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o for market and affordable housing, illustrate the expected rate of housing
delivery through a housing trajectory for the plan period and set out a
housing implementation strategy for the full range of housing describing
how they will maintain delivery of a five-year supply of housing land to
meet their housing target; and

@ set out their own approach to housing density to reflect local
circumstances.

Local planning authorities may make an allowance for windfall sites in the
five-year supply if they have compelling evidence that such sites have
consistently become available in the local area and will continue to provide a
reliable source of supply. Any allowance should be realistic having regard to
the Strategic Housing Land Availability Assessment, historic windfall delivery
rates and expected future trends, and should not include residential gardens.

Housing applications should be considered in the context of the presumption
in favour of sustainable development. Relevant policies for the supply of
housing should not be considered up-to-date if the local planning authority
cannot demonstrate a five-year supply of deliverable housing sites.

To deliver a wide choice of high quality homes, widen opportunities for home
ownership and create sustainable, inclusive and mixed communities, iocal
planning authorities should:

e plan for a mix of housing based on current and future demographic
trends, market trends and the needs of different groups in the community
(such as, but not limited to, families with children, older people, people
with disabilities, service families and people wishing to build their own
homes);

o identify the size, type, tenure and range of housing that is required in
particular locations, reflecting local demand; and

o where they have identified that affordable housing is needed, set policies
for meeting this need on site, unless off-site provision or a financial
contribution of broadly equivalent value can be robustly justified (for
example to improve or make more effective use of the existing housing
stock) and the agreed approach contributes to the objective of creating
mixed and balanced communities. Such policies should be sufficiently
flexible to take account of changing market conditions over time.

Local planning authorities should identify and bring back into residential use
empty housing and buildings in line with local housing and empty homes
strategies and, where appropriate, acquire properties under compulsory
purchase powers. They should normally approve planning applications for
change to residential use and any associated development from commercial
buildings (currently in the B use classes) where there is an identified need for
additional housing in that area, provided that there are not strong economic
reasons why such development would be inappropriate.

The supply of new homes can sometimes be best achieved through planning
for larger scale development, such as new settlements or extensions to
existing villages and towns that follow the principles of Garden Cities.
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Working with the support of their communities, local planning authorities
should consider whether such opportunities provide the best way of
achieving sustainable development. In doing so, they should consider
whether it is appropriate to establish Green Belt around or adjoining any
such new development.

53. Local planning authorities should consider the case for setting out policies to
resist inappropriate development of residential gardens, for example where
development would cause harm to the local area.

54. In rural areas, exercising the duty to cooperate with neighbouring authorities,
local planning authorities should be responsive to local circumstances and
plan housing development to reflect local needs, particularly for affordable
housing, including through rural exception sites where appropriate. Local
planning authorities should in particular consider whether allowing some
market housing would facilitate the provision of significant additional
affordable housing to meet local needs.

55. To promote sustainable development in rural areas, housing should be
located where it will enhance or maintain the vitality of rural communities.
For example, where there are groups of smaller settlements, development in
one village may support services in a village nearby. Local planning authorities
should avoid new isolated homes in the countryside unless there are special
circumstances such as:

e the essential need for a rural worker to live permanently at or near their
place of work in the countryside; or

e where such development would represent the optimal viable use of a
heritage asset or would be appropriate enabling development to secure
the future of heritage assets; or

e where the development would re-use redundant or disused buildings and
lead to an enhancement to the immediate setting; or

e the exceptional quality or innovative nature of the design of the dwelling.
Such a design should:

- be truly outstanding or innovative, helping to raise standards of design
more generally in rural areas;

- reflect the highest standards in architecture;
- significantly enhance its immediate setting; and
- be sensitive to the defining characteristics of the local area.

/. Requiring good design

56. The Government attaches great importance to the design of the built
environment. Good design is a key aspect of sustainable development, is
indivisible from good planning, and should contribute positively to making
places better for people.
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It is important to plan positively for the achievement of high quality and

inclusive design for all development, including individual buildings, public and
private spaces and wider area development schemes.

Local and neighbourhood plans should develop robust and comprehensive
policies that set out the quality of development that will be expected for the
area. Such policies should be based on stated objectives for the future of the
area and an understanding and evaluation of its defining characteristics.
Planning policies and decisions should aim to ensure that developments:

» will function well and add to the overall quality of the area, not just for
the short term but over the lifetime of the development;

o establish a strong sense of place, using streetscapes and buildings to
create attractive and comfortable places to live, work and visit;

e optimise the potential of the site to accommodate development, create
and sustain an appropriate mix of uses (including incorporation of green
and other public space as part of developments) and support local facilities
and transport networks; ‘

o respond to local character and history, and reflect the identity of local
surroundings and materials, while not preventing or discouraging
appropriate innovation;

o create safe and accessible environments where crime and disorder, and the
fear of crime, do not undermine quality of life or community cohesion;
and

o are visually attractive as a result of good architecture and appropriate
landscaping.

Local planning authorities should consider using design codes where they
could help deliver high quality outcomes. However, design policies should
avoid unnecessary prescription or detail and should concentrate on guiding
the overall scale, density, massing, height, landscape, layout, materials and
access of new development in relation to neighbouring buildings and the
local area more generally.

Planning policies and decisions should not attempt to impose architectural
styles or particular tastes and they shouid not stifle innovation, originality or
initiative through unsubstantiated requirements to conform to certain
development forms or styles. 1t is, however, proper to seek to promote or
reinforce local distinctiveness.

Although visual appearance and the architecture of individual buildings are
very important factors, securing high quality and inclusive design goes
beyond aesthetic considerations. Therefore, planning policies and decisions
should address the connections between people and places and the
integration of new development into the natural, built and historic

. environment,

Local planning authorities should have local design review arrangements in
place to provide assessment and support to ensure high standards of design.
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They should also when appropriate refer major projects for a national design
review.'® In general, early engagement on design produces the greatest
benefits. In assessing applications, local planning authorities should have
regard to the recommendations from the design review panel.

63. In determining applications, great weight should be given to outstanding or
innovative designs which help raise the standard of design more generally in
the area.

64. Permission should be refused for development of poor design that fails to
take the opportunities available for improving the character and quality of an
area and the way it functions.

65. Local planning authorities should not refuse planning permission for buildings
or infrastructure which promote high levels of sustainability because of
concerns about incompatibility with an existing townscape, if those concerns
have been mitigated by good design (unless the concern relates to a
designated heritage asset and the impact would cause material harm to the
asset or its setting which is not outweighed by the proposal’s economic,
social and environmental benefits).

66. Applicants will be expected to work closely with those directly affected by
their proposals to evolve designs that take account of the views of the
community. Proposals that can demonstrate this in developing the design
of the new development should be looked on more favourably.

67. Poorly placed advertisements can have a negative impact on the appearance
of the built and natural environment. Control over outdoor advertisements
should be efficient, effective and simple in concept and operation. Only those
advertisements which will clearly have an appreciable impact on a building or
on their surroundings should be subject to the local planning authority’s
detailed assessment. Advertisements should be subject to control only in the
interests of amenity and public safety, taking account of cumulative impacts.

68. Where an area justifies a degree of special protection on the grounds of
amenity, an Area of Special Control Order'® may be approved. Before
formally proposing an Area of Special Control, the local planning authority is
expected to consult local trade and amenity organisations about the
proposal. Before a direction to remove deemed planning consent is made for
specific advertisements,'® local planning authorities will be expected to
demonstrate that the direction would improve visual amenity and there is no
other way of effectively controlling the display of that particular class of
advertisement. The comments of organisations, and individuals, whose
interests would be affected by the direction should be sought as part of the
process. :

13 Currently provided by Design Council Cabe.
14 Reguiation 28, The Town and Country Planning (Control of Advertisements) (England) Regulations 2007,
15 Regutation 7, The Town and Country Planning (Contred of Advertisements) (Engtand) Regulations 2007,
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Promoting healthy communities

The planning system can play an important role in facilitating social
interaction and creating healthy, inclusive communities. Local planning
authorities should create a shared vision with communities of the residential
environment and facilities they wish to see. To support this, local planning
authorities should aim to involve all sections of the community in the
development of Local Plans and in planning decisions, and should facilitate
neighbourhood planning. Planning policies and decisions, in turn, should aim
to achieve places which promote:

e opportunities for meetings between members of the community who
might not otherwise come into contact with each other, including through
mixed-use developments, strong neighbourhood centres and active street
frontages which bring together those who work, live and play in the
vicinity;

e safe and accessible environments where crime and disorder, and the fear
of crime, do not undermine quality of life or community cohesion; and

e safe and accessible developments, containing clear and legible pedestrian
routes, and high quality public space, which encourage the active and
continual use of public areas.

To deliver the social, recreational and cultural facilities and services the
community needs, planning policies and decisions should:

o plan positively for the provision and use of shared space, community
facilities (such as local shops, meeting places, sports venues, cultural
buildings, public houses and places of worship) and other local services to
enhance the sustainability of communities and residential environments;

@ guard against the unnecessary loss of valued facilities and services,
particularly where this would reduce the community’s ability to meet its
day-to-day needs;

e ensure that established shops, facilities and services are able to develop
and modernise in a way that is sustainable, and retained for the benefit of
the community; and

» ensure an integrated approach to considering the location of housing,
economic uses and community facilities and services.

Local planning authorities should take a positive and collaborative approach
to enable development to be brought forward under a Community Right to
Build Order, including working with communities to identify and resolve key
issues before applications are submitted.

The Government attaches great importance to ensuring that a sufficient
choice of school places is available to meet the needs of existing and new
communities. Local planning authorities should take a proactive, positive and
collaborative approach to meeting this requirement, and to development that
will widen choice in education. They should:

e give great weight to the need to create, expand or alter schools; and
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e work with schools promoters to identify and resolve key planning issués
before applications are submitted.

73.  Access to high quality open spaces and opportunities for sport and recreation
can make an important contribution to the health and well-being of
communities. Planning policies should be based on robust and up-to-date
assessments of the needs for open space, sports and recreation facilities and
opportunities for new provision. The assessments should identify specific
needs and quantitative or qualitative deficits or surpluses of open space,
sports and recreational facilities in the local area. Information gained from
the assessments should be used to determine what open space, sports and
recreational provision is required.

74.  Existing open space, sports and recreational buildings and land, including
playing fields, should not be built on unless:

e an assessment has been undertaken which has clearly shown the open
space, buitdings or land to be surplus to requirements; or

e the loss resuiting from the proposed development would be replaced by
equivalent or better provision in terms of quantity and quality in a suitable
location; or

o the development is for alternative sports and recreational provision, the
needs for which clearly outweigh the loss.

75.  Planning policies should protect and enhance public rights of way and access.
Local authorities should seek opportunities to provide better facilities for
users, for example by adding links to existing rights of way networks
including National Trails.

76.  Local communities through local and neighbourhood plans should be able to
identify for special protection green areas of particular importance to them.
By designating land as Local Green Space local communities will be able to
rule out new development other than in very special circumstances.
Identifying land as Local Green Space should therefore be consistent with the
local planning of sustainable development and complement investment in
sufficient homes, jobs and other essential services. Local Green Spaces should
only be designated when a plan is prepared or reviewed, and be capable of
enduring beyond the end of the plan period.

77. The Local Green Space designation will not be appropriate for most green
areas or open space. The designation should only be used:

e where the green space is in reasonably close proximity to the community it
serves;

s where the green area is demonstrably special to a local community and
holds a particular locat significance, for example because of its beauty,
historic significance, recreational value (including as a playing field),
tranquillity or richness of its wildlife; and

¢ where the green area concerned is local in character and is not an
extensive tract of land.
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Lbca!upolicy for managing development within a Local Green Space should be
consistent with policy for Green Belts.

Protecting Green Belt land

The Government attaches great importance to Green Belts. The fundamental
aim of Green Belt policy is to prevent urban sprawl by keeping land
permanently open; the essential characteristics of Green Belts are their
openness and their permanence.

Green Belt serves five purposes:

@ to check the unrestricted sprawl of large built-up areas;

@ to prevent neighbouring towns merging into one another;

® to assist in safeguarding the countryside from encroachment;

e to preserve the setting and special character of historic towns; and

o to assist in urban regeneration, by encouraging the recycling of derelict
and other urban land.

Once Green Belts have been defined, local planning authorities should plan
positively to enhance the beneficial use of the Green Belt, such as looking for
opportunities to provide access; to provide opportunities for outdoor sport
and recreation; to retain and enhance landscapes, visual amenity and
biodiversity; or to improve damaged and derelict land.

The general extent of Green Belts across the country is already established.
New Green Belts should only be established in exceptional circumstances, for
example when planning for larger scale development such as new
settlements or major urban extensions. If proposing a new Green Belt, local
planning authorities should:

e demonstrate why normal planning and development management policies
would not be adequate;

e set out whether any major changes in circumstances have made the
adoption of this exceptional measure necessary;

e show what the consequences of the proposal would be for sustainable
development;

e demonstrate the necessity for the Green Belt and its consistency with Local
Plans for adjoining areas; and

e show how the Green Belt would meet the other objectives of the
Framework.

Local planning authorities with Green Belts in their area should establish
Green Belt boundaries in their Local Plans which set the framework for Green
Belt and settlement policy. Once established, Green Belt boundaries should
only be altered in exceptional circumstances, through the preparation or
review of the Local Plan. At that time, authorities should consider the Green
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s provision of appropriate facilities for outdoor sport, outdoor recreation
and for cemeteries, as long as it preserves the openness of the Green Belt
and does not conflict with the purposes of inciuding land within it;

e the extension or alteration of a building provided that it does not result in
disproportionate additions over and above the size of the original building;

e the replacement of a building, provided the new building is in the same
use and not materially larger than the one it replaces;

s limited infilling in villages, and limited affordable housing for local
community needs under policies set out in the Local Plan; or

¢ limited infilling or the partial or complete redevelopment of previously
developed sites (brownfield land), whether redundant or in continuing use
(excluding temporary buildings), which would not have a greater impact
on the openness of the Green Belt and the purpose of including land
within it than the existing development.

Certain other forms of development are also not inappropriate in Green Belt
provided they preserve the openness of the Green Belt and do not conflict
with the purposes of including land in Green Belt. These are:

e mineral extraction;
e engineering operations;

e local transport infrastructure which can demonstrate a requirement for a
Green Belt focation;

e the re-use of buildings provided that the buildings are of permanent and
substantial construction; and

¢ development brought forward under a Community Right to Build Order.

When located in the Green Belt, elements of many renewable energy projects
will comprise inappropriate development. In such cases developers will need
to demonstrate very special circumstances if projects are to proceed. Such
very special circumstances may include the wider environmental benefits
associated with increased production of energy from renewable sources,

Community Forests offer valuable opportunities for improving the
environment around towns, by upgrading the landscape and providing for
recreation and wildlife. An approved Community Forest plan may be a
material consideration in preparing development plans and in deciding
planning applications. Any development proposals within Community Forests
in the Green Belt should be subject to the normal policies controlling
development in Green Belts.

Meeting the challenge of climate change, flooding and
coastal change

Planning plays a key role in helping shape places to secure radical reductions
in greenhouse gas emissions, minimising vulnerability and providing resilience
to the impacts of climate change, and supporting the delivery of renewable
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and low carbon energy and associated infrastructure. This is central to the
economic, social and environmental dimensions of sustainable development.

Local planning authorities should adopt proactive strategies to mitigate and
adapt to climate change,'® taking full account of flood risk, coastal change
and water supply and demand considerations.

To support the move to a low carbon future, local planning authorities
should:

e plan for new development in locations and ways which reduce greenhouse
gas emissions;

e actively support energy efficiency improvements to existing buildings; and

e when setting any local requirement for a building’s sustainability, do so in
a way consistent with the Government’s zero carbon buildings policy and
adopt nationally described standards.

In determining planning applications, local planning authorities should expect
new development to:

o comply with adopted Local Plan policies on local requirements for
decentralised energy supply unless it can be demonstrated by the
applicant, having regard to the type of development involved and its
design, that this is not feasible or viable; and

o take account of landform, layout, building orientation, massing and
landscaping to minimise energy consumption.

To help increase the use and supply of renewable and low carbon energy,
local ptanning authorities should recognise the responsibility on all
communities to contribute to energy generation from renewable or low
carbon sources. They should:

e have a positive strategy to promote energy from renewable and low
carbon sources;

» design their policies to maximise renewable and low carbon energy
development while ensuring that adverse impacts are addressed
satisfactorily, including cumulative landscape and visual impacts;

e consider identifying suitable areas for renewable and low carbon energy
sources, and supporting infrastructure, where this would help secure the
development of such sources;'’

e support community-led initiatives for renewable and low carbon energy,
including developments outside such areas being taken forward through
neighbourhood pianning; and

16 In line with the objectives and provisions of the Climate Change Act 2008.

17 In assessing the likely impacts of potential wind energy development when identifying suitable areas, and in determining
planning applications for such development, planning autharities should follow the approach set out in the National
Policy Statemnent for Renewable Energy Infrastructure (read with the refevant sections of the Overarching National Policy
Statemnent for Energy Infrastructure, including that on aviation impacts). Where plans identify areas as suitable for
renewable and low-carbon energy development, they should make clear what criteria have determined their selection,
induding for what size of development the areas are considered suitable.
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e identify opportunities where development can draw its energy supply from
decentralised, renewable or low carbon energy supply systems and for
co-locating potential heat customers and suppliers.

When determining planning applications, local planning authorities should:

e not require applicants for energy development to demonstrate the overall
need for renewable or low carbon energy and aiso recognise that even
small-scale projects provide a valuable contribution to cutting greenhouse
gas emissions; and

e approve the application'® if its impacts are (or can be made) acceptable.
Once suitable areas for renewable and low carbon energy have been
identified in plans, local planning authorities should also expect
subsequent applications for commercial scale projects outside these areas
to demonstrate that the proposed location meets the criteria used in
identifying suitable areas.

Local Plans should take account of climate change over the longer term,
including factors such as flood risk, coastal change, water supply and
changes to biodiversity and landscape. New development should be planned
to avoid increased vuinerability to the range of impacts arising from climate
change. When new development is brought forward in areas which are
vuinerable, care should be taken to ensure that risks can be managed
through suitable adaptation measures, including through the planning

of green infrastructure.

Inappropriate development in areas at risk of flooding should be avoided by
directing development away from areas at highest risk, but where
development is necessary, making it safe without increasing flood risk
elsewhere.'® Local Plans should be supported by Strategic Flood Risk
Assessment and develop policies to manage flood risk from all sources,
taking account of advice from the Environment Agency and other relevant
flood risk management bodies, such as lead local flood authorities and
internal drainage boards. Local Plans should apply a sequential, risk-based
approach to the location of development to avoid where possible flood risk
to people and property and manage any residual risk, taking account of the
impacts of climate change, by:

e applying the Sequential Test;

¢ if necessary, applying the Exception Test;

¢ safeguarding land from development that is required for current and
future flood management;

¢ Uusing opportunities offered by new development to reduce the causes and
impacts of flooding; and

e where climate change is expected to increase flood risk so that some
existing development may not be sustainable in the long-term, seeking

18 Unless material considerations indicate otherwise.
19 Technical guidance on flood risk published alongside this Framewaork sets out how this policy should be implemented.

60




241 National Planning Policy Framewbrk *

i

101.

102.

103,

104.

opportunities to facilitate the relocation of development, including
housing, to more sustainable locations. :

The aim of the Sequential Test is to steer new development to areas with the
lowest probability of flooding. Development should not be allocated or
permitted if there are reasonably available sites appropriate for the proposed
development in areas with a lower probability of flooding. The Strategic
Flood Risk Assessment will provide the basis for applying this test. A
sequential approach should be used in areas known to be at risk from any
form of flooding.

If, following application of the Sequential Test, it is not possible, consistent
with wider sustainability objectives, for the development to be located in
zones with a lower probability of flooding, the Exception Test can be applied
if appropriate. For the Exception Test to be passed:

e it must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a Strategic Flood Risk Assessment where one has been
prepared; and

» a site-specific flood risk assessment must demonstrate that the
development will be safe for its lifetime taking account of the vulnerability
of its users, without increasing flood risk elsewhere, and, where possible,
will reduce flood risk overall.

Both elements of the test will have to be passed for development to be
allocated or permitted.

When determining planning applications, local planning authorities should
ensure flood risk is not increased elsewhere and only consider development
appropriate in areas at risk of flooding where, informed by a site-specific
flood risk assessment?® following the Sequential Test, and if required the
Exception Test, it can be demonstrated that:

» within the site, the most vulnerable development is located in areas of
lowest flood risk unless there are overriding reasons to prefer a different
location; and

e development is appropriately flood resilient and resistant, including safe
access and escape routes where required, and that any residual risk can be
safely managed, including by emergency planning; and it gives priority to
the use of sustainable drainage systems.?’

For individual developments on sites allocated in development plans through
the Sequential Test, applicants need not apply the Sequential Test.
Applications for minor development and changes of use should not be

20 A site-specific flood risk assessment is required for proposals of 1 hectare or greater in Flood Zone 1; all proposals for

new development (including minor development and change of use) in Flood Zenes 2 and 3, or in an area within Flood
Zone 1 which has critical drainage problems {as notified to the local planning authority by the Environment Agency); and
where proposed development or a change of use to a more vulnerable class may be subject to other sources of flooding.

21 The Floods and Water Management Act 2010 establishes a Sustainable Drainage Systems Approving Body in unitary or

county councils. This body must approve drainage systems in new developments and re-developments before
construction begins.
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subject to the Sequential or Exception Tests?? but should still meet the
requirements for site-specific flood risk assessments.

105. In coastal areas, local planning authorities should take account of the UK
Marine Policy Statement and marine plans and apply Integrated Coastal Zone
Management across local authority and land/sea boundaries, ensuring
integration of the terrestrial and marine planning regimes.

106. Local planning authorities should reduce risk from coastal change by avoiding
inappropriate development in vulnerable areas or adding to the impacts of
physical changes to the coast. They should identify as a Coastal Change
Management Area any area likely to be affected by physical changes to the
coast, and:

e be clear as to what development will be appropriate in such areas and in
what circumstances; and

e make provision for development and infrastructure that needs to be
relocated away from Coastal Change Management Areas.

107. When assessing applications, authorities should consider development in a
Coastal Change Management Area appropriate where it is demonstrated
that:

o it will be safe over its planned lifetime and will not have an unacceptable
impact on coastal change;

e the character of the coast including designations is not compromised;
¢ the development provides wider sustainability benefits; and

¢ the development does not hinder the creation and maintenance of a
continuous signed and managed route around the coast.??

108. Local planning authorities should also ensure appropriate development in a
Coastal Change Management Area is not impacted by coastal change by
limiting the planned life-time of the proposed development through
temporary permission and restoration conditions where necessary to reduce
the risk to people and the development.

11. Conserving and enhancing the natural environment

109. The planning system should contribute to and enhance the natural and local
environment by:

e protecting and enhancing valued landscapes, geological conservation
interests and soils;

e recognising the wider benefits of ecosystem services;

¢ minimising impacts on biodiversity and providing net gains in biodiversity
where possible, contributing to the Government’s commitment to halt the

22 Except for any proposal involving a change of use to a caravan, camping or chalet site, or to a mobile home or park
home site, where the Sequential and Excepticn Tests should be applied as appropriate.
23 As reguired by the Marine and Coastal Access Act 2009.
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overall decline in biodiversity, including by establishing coherent ecological
networks that are more resilient to current and future pressures,

e preventing both new and existing development from contributing to or
being put at unacceptable risk from, or being adversely affected by
unacceptable levels of soil, air, water or noise pollution or land instability;
and

e remediating and mitigating despoiled, degraded, derelict, contaminated
and unstable land, where appropriate.

In preparing plans to meet development needs, the aim should be to
minimise pollution and other adverse effects on the local and natural
environment. Plans should allocate land with the least environmentat or
amenity value, where consistent with other policies in this Framework.

Planning policies and decisions should encourage the effective use of land by
re-using land that has been previously developed (brownfield land), provided
that it is not of high environmental value. Local planning authorities may
continue to consider the case for setting a locally appropriate target for the
use of brownfield land.

Local planning authorities should take into account the economic and other
benefits of the best and most versatile agricultural land. Where significant
development of agricultural land is demonstrated to be necessary, local
planning authorities should seek to use areas of poorer quality land in
preference to that of a higher guality.

Local planning authorities should set criteria based policies against which
proposals for any development on or affecting protected wildlife or
geodiversity sites or landscape areas will be judged. Distinctions should be
made between the hierarchy of international, national and locally designated
sites,2* so that protection is commensurate with their status and gives
appropriate weight to their importance and the contribution that they make
to wider ecological networks.

Local planning authorities should:

e set out a strategic approach in their Local Plans, planning positively for the
creation, protection, enhancement and management of networks of
biodiversity and green infrastructure; and

® maintain the character of the undeveloped coast, protecting and
enhancing its distinctive landscapes, particularly in areas defined as
Heritage Coast, and improve public access to and enjoyment of the coast.

Great weight should be given to conserving landscape and scenic beauty in
National Parks, the Broads and Areas of Outstanding Natural Beauty, which
have the highest status of protection in relation to landscape and scenic
beauty. The conservation of wildlife and cultural heritage are important

24 Circular 06/2005 provides further guidance in respect of statutory obligations for bicdiversity and geological conservation
and their impact within the planning system.
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considerations in all these areas, and should be given geat?weQ\tQ P

National Parks and the Broads.2>

Planning permission should be refused for major developments in these
designated areas except in exceptional circumstances and where it can be
demonstrated they are in the public interest. Consideration of such
applications should include an assessment of:

e the need for the development, including in terms of any national
considerations, and the impact of permitting it, or refusing it, upon the
local economy;

¢ the cost of, and scope for, developing elsewhere outside the designated
area, or meeting the need for it in some other way; and

e any detrimental effect on the environment, the landscape and recreational
opportunities, and the extent to which that could be moderated.

To minimise impacts on biodiversity and geodiversity, planning policies
should:

e plan for biodiversity at a landscape-scale across local authority boundaries;

e identify and map components of the local ecological networks, including
the hierarchy of international, national and locally designated sites of
importance for biodiversity, wildlife corridors and stepping stones that
connect them and areas identified by local partnerships for habitat
restoration or creation;

e promote the preservation, restoration and re-creation of priority habitats,
ecological networks and the protection and recovery of priority species
populations, linked to national and local targets, and identify suitable
indicators for monitoring biodiversity in the plan;

e aim to prevent harm to geological conservation interests; and

e where Nature Improvement Areas are identified in Local Plans, consider
specifying the types of development that may be appropriate in these
Areas.

When determining planning applications, focal planning authorities should
aim to conserve and enhance biodiversity by applying the following
principles:

e if significant harm resulting from a development cannot be avoided
(through locating on an alternative site with less harmful impacts),
adequately mitigated, or, as a last resort, compensated for, then planning
permission should be refused;

¢ proposed development on land within or outside a Site of Special Scientific
Interest likely to have an adverse effect on a Site of Special Scientific
Interest {either individually or in combination with other developments)
should not normally be permitted. Where an adverse effect on the site’s
notified special interest features is likely, an exception should only be made

25 English National Parks and the Broads: UK Government Vision and Circular 2010 provides further quidance and
information about their statutory purposes, management and other matters.
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119.

120.

121.

. where the benefits of the development, at this site, clearly outweigh both
the impacts that it is likely to have on the features of the site that make it
of special scientific interest and any broader impacts on the national
network of Sites of Special Scientific Interest;

e development proposals where the primary objective is to conserve or
enhance biodiversity should be permitted;

e opportunities to incorporate biodiversity in and around developments
should be encouraged,;

» planning permission should be refused for development resulting in the
loss or deterioration of irreplaceable habitats, including ancient woodland
and the loss of aged or veteran trees found outside ancient woodland,
unless the need for, and benefits of, the development in that location
clearly outweigh the loss; and

o the following wildlife sites should be given the same protection as
European sites:

- potential Special Protection Areas and possible Special Areas of
Conservation;

- listed or proposed Ramsar sites;?® and

- sites identified, or required, as compensatory measures for adverse
effects on European sites, potential Special Protection Areas, possible
Special Areas of Conservation, and listed or proposed Ramsar sites.

The presumption in favour of sustainable development (paragraph 14) does
not apply where development requiring appropriate assessment under the
Birds or Habitats Directives is being considered, planned or determined.

To prevent unacceptable risks from pollution and land instability, planning
policies and decisions should ensure that new development is appropriate for
its location. The effects (including cumulative effects) of pollution on health,
the natural environment or general amenity, and the potential sensitivity of
the area or proposed development to adverse effects from poliution, should
be taken into account. Where a site is affected by contamination or fand
stability issues, responsibility for securing a safe development rests with the
developer and/or landowner.

Planning policies and decisions should also ensure that:

a the site is suitable for its new use taking account of ground conditions and
* land instability, including from natural hazards or former activities such as
mining, pollution arising from previous uses and any proposals for
mitigation including land remediation or impacts on the natural
environment arising from that remediation;

o after remediation, as a minimum, land should not be capable of being
determined as contaminated land under Part 1A of the Environmental
Protection Act 1990; and

26 Potential Special Protection Areas, possible Special Areas of Conservation and proposed Ramsar sites aré sites on which
Government has initiated public consultation on the scientific case for designation as a Special Protection Area, candidate
Special Area of Conservation or Ramsar site,
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¢ adequate site investigation information, prepared by a competent person,
is presented.

122. In doing so, local planning authorities should focus on whether the
development itself is an acceptable use of the land, and the impact of the
use, rather than the control of processes or emissions themselves where
these are subject to approval under pollution control regimes. Local planning
authorities should assume that these regimes will operate effectively. Equally,
where a planning decision has been made on a particular development, the
planning issues should not be revisited through the permitting regimes
operated by pollution control authorities.

123. Planning policies and decisions should aim to:

e avoid noise from giving rise to significant adverse impacts?” on health and
quality of life as a resuit of new development;

e mitigate and reduce to a minimum other adverse impacts?” on health and
quality of life arising from noise from new development, including through
the use of conditions;

e recognise that development will often create some noise and existing
businesses wanting to develop in continuance of their business should not
have unreasonable restrictions put on them because of changes in nearby
land uses since they were estabiished;?® and

e identify and protect areas of tranquility which have remained relatively
undisturbed by noise and are prized for their recreational and amenity
value for this reason.

124. Planning policies should sustain compliance with and contribute towards EU
limit values or national objectives for pollutants, taking into account the
presence of Air Quality Management Areas and the cumulative impacts on air
quality from individual sites in local areas. Planning decisions should ensure
that any new development in Air Quality Management Areas is consistent
with the local air quality action plan.

125. By encouraging good design, planning policies and decisions should limit the
impact of light pollution from artificial light on local amenity, intrinsically dark

320130109 p

27 See Explanatory Note to the Noise Policy Statement for England (Department for the Environment, Food and Rural
Affairs).
28 Subject to the provisions of the Environmental Protection Act 1980 and other relevant law.
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193.

194.

195.

Local planning authorities should publish a list of their information
requirements for applications, which should be proportionate to the nature
and scale of development proposals and reviewed on a frequent basis. Local
planning authorities should only request supporting information that is
relevant, necessary and material to the application in question.

Local planning authorities should consult the appropriate bodies when
planning, or determining applications, for development around major
hazards.

Appl'icants and local planning authorities should consider the potential of
entering into planning performance agreements, where this might achieve a
faster and more effective application process.

Determining applications

196.

197.

198.

The planning system is plan-led. Planning law requires that applications
for planning permission must be determined in accordance with the
development plan,3” unless material considerations indicate otherwise.®
This Framework is a material consideration in planning decisions.

In assessing and determining development proposals, local planning
authorities should apply the presumption in favour of sustainable
development.

Where a Neighbourhood Development Order has been made, a planning
application is not required for development that is within the terms of the
order. Where a planning application confiicts with a neighbourhood plan that
has been brought into force, planning permission should not normally be
granted.

Tailoring planning controls to local circumstances

199.

200.

. rights should be limited to situations where this is necessary to protect local

‘z,v_amenlty or the wellbéing of the area (this could include the use of Article 4
directions to require planning permission for the demolition of local facilities).

201

Local planning authorities should consider using Local Development Orders
to relax planning controls for particular areas or categories of development,
where the impacts would be acceptable, and in particular where this would
promote economic, social or environmental gains for the area, such as
boosting enterprise.

The use of Article 4 directions to remove national permitted development

Similarly, planning conditions should not be used to restrict national
permitted development rights unless there is clear justification to do so.

Communities can use Neighbourhood Development Orders and Community
Right to Build Orders to grant planning permission. Where such an order is in

37 Section 38(1} of the Planning and Compulsory Purchase Act 2004 this includes adopted or approved developmenit plan
documents i.2. the Local Plan and neighbourhood plans which have been made in relation to the area (and the London Plan}.

38 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2) of the Town and Country Flanning
Act 1850,
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place, no further planning permission is required for development which falls
within its scope.

Neighbourhood Development Orders and Community Right to Build Orders
require the support of the local community through a referendum. Therefore,
local planning authorities should take a proactive and positive approach to
proposals, working collaboratively with community organisations to resolve
any issues before draft orders are submitted for examination. Policies in this
Framework that relate to decision-taking should be read as applying to the
consideration of proposed Neighbourhood Development Orders, wherever
this is appropriate given the context and relevant legislation.

Planning conditions and obligations

203.

204,

205.

206.

Local planning authorities should consider whether otherwise unacceptabie
development could be made acceptable through the use of conditions or
planning obligations. Planning obiigations should only be used where it is not
possible to address unacceptable impacts through a planning condition.

Planning obligations shouid only be sought where they meet all of the
following tests:

& necessary to make the development acceptable in planning terms;
e directly related to the development; and

e fairly and reasonably related in scale and kind to the development.

Where obligations are being sought or revised, local planning authorities
should take account of changes in market conditions over time and,
wherever appropriate, be sufficiently flexible to prevent planned development
being stalled.

Planning conditions should only be imposed where they are necessary,
refevant to planning and to the development to be permitted, enforceable,
precise and reasonable in all other respects.

Enforcement 32 O ? 3 O ? 0 Q P

207.

Effective enforcement is important as a means of maintaining public
confidence in the planning system. Enforcement action is discretionary, and
local planning authorities should act proportionately in responding to
suspected breaches of planning control. Local planning authorities should
consider publishing a local enforcement plan to manage enforcement
proactively, in a way that is appropriate to their area. This should set out how
they will monitor the implementation of planning permissions, investigate
alleged cases of unauthorised development and take action where it is
appropriate to do so.
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Annex 1: Implementation

208. The policies in this Framework apply from the day of publication.

209. The National Planning Policy Framework aims to strengthen local decision
making and reinforce the importance of up-to-date plans.

210. Planning law requires that applications for pia’nn'ihg: permission must be
determined in accordance with the development plan unless material
considerations indicate otherwise.

211. For the purposes of decision-taking, the policies in the Local Plan (and the
London Plan) should not be considered out-of-date simply because they were
adopted prior to the publication of this Framework.

212. However, the policies contained in this Framework are material considerations
which local planning authorities should take into account from the day of its
publication. The Framework must also be taken into account in the
preparation of plans.

213. Plans may, therefore, need to be revised to take into account the policies in
this Framework. This should be progressed as quickly as possible, either
through a partial review or by preparing a new plan.

214, For 12 months from the day of publication, decision-takers may continue to
give full weight to relevant policies adopted since 2004%° even if there is a
limited degree of conflict with this Framework.

215. In other cases and following this 12-month period, due weight should be
given to relevant policies in existing plans according to their degree of
consistency with this framework (the closer the policies in the plan to the
policies in the Framework, the greater the weight that may be given).

216. From the day of publication, decision-takers may also give weight*° to
relevant policies in emerging plans according to:

"o the §t§gé"_bf ﬁrepa?atién of the emerging plan (the more advanced the
preparation, the greater the weight that may be given);

@ the extent to which there are unresolved objections to relevant policies
(the less significant the unresolved objections, the greater the weight that
may be given); and

o the degree of consistency of the relevant policies in the emerging plan to
the policies in this Framework (the closer the policies in the emerging plan
to the palicies in the Framework, the greater the weight that may be
given).

217. Advice will be available immediately and free of charge from a support
service provided by the Local Government Association, the Planning

39 In development plan decuments adopted in accordance with the Planning and Compulsory Purchase Act 2004 or
published in the London Plan.
40 Unless other material considerations indicate otherwise.
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Inspectorate and the Department for Communities and Local Government.
This will assist local planning authorities in considering the need to update
their Local Plan and taking forward efficient and effective reviews.

218. Where it would be appropriate and assist the process of preparing or
amending Local Plans, regional strategy*! policies can be reflected in Local
Plans by undertaking a partial review focusing on the specific issues involved.
Local planning authorities may also continue to draw on evidence that
informed the preparation of regional strategies to support Local Plan policies,
supplemented as needed by up-to-date, robust local evidence.

219. This Framework has been drafted to reflect the law following the
implementation of the Localism Act 2011, so, where appropriate, policies will
apply only when the relevant legislation is in force.

20130199p

41 Regional strategies remain part of the devetopment plan until they are abolished by Order using powers taken in the
Localism Act. It is the government's clear policy intention to revoke the regional strategies outside of London, subject to
the putcome of the environmental assessments that are currently being undertaken.
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Appendix 4
Extracts from Emerging CS
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