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Ministerial foreword

The purpose of planning is to help achieve sustainable
development.

Sustainable means ensuring that better lives for ourselves don't
mean worse lives for future generations.

Development means growth. We must accommodate the new
ways by which we will earn our living in a competitive world.
We must house a rising population, which is living longer and
wants to make new choices. We must respond to the changes
that new technologies offer us. Our lives, and the places in which we live them,
can be better, but they will certainly be worse if things stagnate.

e

Sustainable development is about change for the better, and not only in our built
environment.

Our natural environment is essential to our wellbeing, and it can be better looked
after than it has been. Habitats that have been degraded can be restored. Species
that have been isolated can be reconnected. Green Belt land that has been
depleted of diversity can be refilled by nature — and opened to people to
experience it, to the benefit of body and soul.

Our historic environment — buildings, landscapes, towns and villages — can better
be cherished if their spirit of place thrives, rather than withers.

Our standards of design can be so much higher. We are a nation renowned
worldwide for creative excellence, yet, at home, confidence in development itself
has been eroded by the too frequent experience of mediocrity.

So sustainable development is about positive growth — making economic,
environmental and social progress for this and future generations.

The planning system is about helping to make this happen.

Development that is sustainable should go ahead, without delay — a presumption
in favour of sustainable development that is the basis for every plan, and every
decision. This framework sets out clearly what could make a proposed plan or
development unsustainable.

In order to fulfil its purpose of helping achieve sustainable development, planning
must not simply be about scrutiny. Planning must be a creative exercise in finding
ways to enhance and improve the places in which we live our lives.

This should be a collective enterprise. Yet, in recent years, planning has tended to
exclude, rather than to include, people and communities. In part, this has been a
result of targets being imposed, and decisions taken, by bodies remote from them.
Dismantling the unaccountable regional apparatus and introducing neighbourhood
planning addresses this.
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In part, people have been put off from getting involved because planning policy
itself has become so elaborate and forbidding — the preserve of specialists, rather
than people in communities.

This National Planning Policy Framework changes that. By replacing over a
thousand pages of national policy with around fifty, written simply and clearly,
we are allowing people and communities back into planning.

fo O

Rt Hon Greg Clark MP
Minister for Planning



Introduction

1. The National Planning Policy Framework sets out the Government's planning
policies for England and how these are expected to be applied.’ It sets out
the Government’s requirements for the planning system only to the extent
that it is relevant, proportionate and necessary to do so. It provides a
framework within which local people and their accountable councils can
produce their own distinctive local and neighbourhood plans, which reflect
the needs and priorities of their communities.

2. Planning law requires that applications for planning permission must be
determined in accordance with the development plan,? unless material
considerations indicate otherwise. The National Planning Policy Framework
must be taken into account in the preparation of local and neighbourhood
plans, and is a material consideration in planning decisions.* Planning policies
and decisions must reflect and where appropriate promote relevant EU
obligations and statutory requirements.

3. This Framework does not contain specific policies for nationally significant
infrastructure projects for which particular considerations apply. These are
determined in accordance with the decision-making framework set out in the
Planning Act 2008 and relevant national policy statements for major
infrastructure, as well as any other matters that are considered both
important and relevant (which may include the National Planning Policy
Framework). National policy statements form part of the overall framework
of national planning policy, and are a material consideration in decisions on
planning applications.

4. This Framework should be read in conjunction with the Government’s
planning policy for traveller sites. Local planning authorities preparing plans
for and taking decisions on travellers sites should also have regard to the
policies in this Framework so far as relevant.

5. This Framework does not contain specific waste policies, since national waste
planning policy will be published as part of the National Waste Management
Plan for England.®> However, local authorities preparing waste plans and
taking decisions on waste applications should have regard to policies in this
Framework so far as relevant.

1 Alist of the documents revoked and replaced by this Framework is at Annex 3.

2 This includes the Local Plan and neighbourhood plans which have been made in relation to the area (see glossary for full
definition).

3 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2) of the Town and Country Planning
Act 1990.

4 Sections 19(2)(a) and 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2) of the Town and
Country Planning Act 1990. In relation to neighbourhood plans, under section 388 and C and paragraph 8(2) of new
Schedule 4B to the 2004 Act (inserted by the Localism Act 2011 section 116 and Schedules 9 and 10) the independent
examiner will consider whether having regard to national policy it is appropriate to make the plan.

5 The Waste Planning Policy Statement will remain in place until the National Waste Management Plan is published.
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Achieving sustainable development

International and national bodies have set out broad principles of sustainable
development. Resolution 42/187 of the United Nations General Assembly
defined sustainable development as meeting the needs of the present without
compromising the ability of future generations to meet their own needs. The
UK Sustainable Development Strategy Securing the Future set out five ‘guiding
principles’ of sustainable development: living within the planet’s environmental
limits; ensuring a strong, healthy and just society; achieving a sustainable
economy; promoting good governance; and using sound science responsibly.

6.  The purpose of the planning system is to contribute to the achievement of
sustainable development. The policies in paragraphs 18 to 219, taken as a
whole, constitute the Government’s view of what sustainable development in
England means in practice for the planning system.

7. There are three dimensions to sustainable development: economic, social and
environmental. These dimensions give rise to the need for the planning
system to perform a number of roles:

an economic role — contributing to building a strong, responsive and
competitive economy, by ensuring that sufficient land of the right type is
available in the right places and at the right time to support growth and
innovation; and by identifying and coordinating development
requirements, including the provision of infrastructure;

a social role - supporting strong, vibrant and healthy communities, by
providing the supply of housing required to meet the needs of present and
future generations; and by creating a high quality built environment, with
accessible local services that reflect the community’s needs and support its
health, social and cultural well-being; and

an environmental role — contributing to protecting and enhancing our
natural, built and historic environment; and, as part of this, helping to
improve biodiversity, use natural resources prudently, minimise waste and
pollution, and mitigate and adapt to climate change including moving to
a low carbon economy.
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8.  These roles should not be undertaken in isolation, because they are mutually
dependent. Economic growth can secure higher social and environmental
standards, and well-designed buildings and places can improve the lives of
people and communities. Therefore, to achieve sustainable development,
economic, social and environmental gains should be sought jointly and
simultaneously through the planning system. The planning system should
play an active role in guiding development to sustainable solutions.

9. Pursuing sustainable development involves seeking positive improvements in
the quality of the built, natural and historic environment, as well as in
people’s quality of life, including (but not limited to):

e making it easier for jobs to be created in cities, towns and villages;
® moving from a net loss of bio-diversity to achieving net gains for nature;®
® replacing poor design with better design;

e improving the conditions in which people live, work, travel and take
leisure; and

e widening the choice of high quality homes.

10. Plans and decisions need to take local circumstances into account, so that
they respond to the different opportunites for achieving sustainable
development in different areas.

The presumption in favour of sustainable development

11. Planning law requires that applications for planning permission must be
determined in accordance with the development plan unless material
considerations indicate otherwise.’

12.  This National Planning Policy Framework does not change the statutory status
of the development plan as the starting point for decision making. Proposed
development that accords with an up-to-date Local Plan should be approved,
and proposed development that conflicts should be refused unless other
material considerations indicate otherwise. It is highly desirable that local
planning authorities should have an up-to-date plan in place.

13.  The National Planning Policy Framework constitutes guidance® for local
planning authorities and decision-takers both in drawing up plans and as
a material consideration in determining applications.

6 Natural Environment White Paper, The Natural Choice: Securing the Value of Nature, 2011.

7 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2) of the Town and Country Planning
Act 1990.

8 A list of the documents revoked and replaced by this Framework is at Annex 3. Section 19(2)(a) of the Planning and
Compulsory Purchase Act 2004 states, in relation to plan-making, that the local planning authority must have regard to
national policies and advice contained in guidance issued by the Secretary of State.
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14.

15.

16.

At the heart of the National Planning Policy Framework is a presumption in
favour of sustainable development, which should be seen as a golden
thread running through both plan-making and decision-taking.

For plan-making this means that:

e local planning authorities should positively seek opportunities to meet the
development needs of their area;

e Local Plans should meet objectively assessed needs, with suffi cient
flexibility to adapt to rapid change, unless:

- any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this
Framework taken as a whole; or

- specific policies in this Framework indicate development should be
restricted.’

For decision-taking this means:'°

e approving development proposals that accord with the development plan
without delay; and

e where the development plan is absent, silent or relevant policies are
out-of-date, granting permission unless:

- any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this
Framework taken as a whole; or

- specific policies in this Framework indicate development should be
restricted.”

Policies in Local Plans should follow the approach of the presumption in
favour of sustainable development so that it is clear that development which
is sustainable can be approved without delay. All plans should be based upon
and reflect the presumption in favour of sustainable development, with clear
policies that will guide how the presumption should be applied locally.

The application of the presumption will have implications for how
communities engage in neighbourhood planning. Critically, it will mean that
neighbourhoods should:

o develop plans that support the strategic development needs set out in
Local Plans, including policies for housing and economic development;

9 For example, those policies relating to sites protected under the Birds and Habitats Directives (see paragraph 119) and/or
designated as Sites of Special Scientific Interest; land designated as Green Belt, Local Green Space, an Area of
Outstanding Natural Beauty, Heritage Coast or within a National Park (or the Broads Authority); designated heritage
assets; and locations at risk of flooding or coastal erosion.

10 Unless material considerations indicate otherwise.
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e plan positively to support local development, shaping and directing
development in their area that is outside the strategic elements of the
Local Plan; and

e identify opportunities to use Neighbourhood Development Orders to
enable developments that are consistent with their neighbourhood plan
to proceed.

Core planning principles

17. Within the overarching roles that the planning system ought to play, a set of
core land-use planning principles should underpin both plan-making and
decision-taking. These 12 principles are that planning should:

® be genuinely plan-led, empowering local people to shape their
surroundings, with succinct local and neighbourhood plans setting out a
positive vision for the future of the area. Plans should be kept up-to-date,
and be based on joint working and co-operation to address larger than
local issues. They should provide a practical framework within which
decisions on planning applications can be made with a high degree of
predictability and efficiency;

e not simply be about scrutiny, but instead be a creative exercise in finding
ways to enhance and improve the places in which people live their lives;

® proactively drive and support sustainable economic development to deliver
the homes, business and industrial units, infrastructure and thriving local
places that the country needs. Every effort should be made objectively to
identify and then meet the housing, business and other development
needs of an area, and respond positively to wider opportunities for
growth. Plans should take account of market signals, such as land prices
and housing affordability, and set out a clear strategy for allocating
sufficient land which is suitable for development in their area, taking
account of the needs of the residential and business communities;

e always seek to secure high quality design and a good standard of amenity
for all existing and future occupants of land and buildings;

e take account of the different roles and character of different areas,
promoting the vitality of our main urban areas, protecting the Green Belts
around them, recognising the intrinsic character and beauty of the
countryside and supporting thriving rural communities within it;

e support the transition to a low carbon future in a changing climate, taking
full account of flood risk and coastal change, and encourage the reuse of
existing resources, including conversion of existing buildings, and
encourage the use of renewable resources (for example, by the
development of renewable energy);
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e contribute to conserving and enhancing the natural environment and
reducing pollution. Allocations of land for development should prefer land
of lesser environmental value, where consistent with other policies in this
Framework;

e encourage the effective use of land by reusing land that has been
previously developed (brownfield land), provided that it is not of high
environmental value;

e promote mixed use developments, and encourage multiple benefits from
the use of land in urban and rural areas, recognising that some open land
can perform many functions (such as for wildlife, recreation, flood risk
mitigation, carbon storage, or food production);

e conserve heritage assets in a manner appropriate to their significance, so
that they can be enjoyed for their contribution to the quality of life of this
and future generations;

e actively manage patterns of growth to make the fullest possible use of
public transport, walking and cycling, and focus significant development
in locations which are or can be made sustainable; and

e take account of and support local strategies to improve health, social and
cultural wellbeing for all, and deliver sufficient community and cultural
facilities and services to meet local needs.

Delivering sustainable development

1.

18.

1S

20.

21.

Building a strong, competitive economy

The Government is committed to securing economic growth in order to
create jobs and prosperity, building on the country’s inherent strengths, and
to meeting the twin challenges of global competition and of a low carbon
future.

The Government is committed to ensuring that the planning system does
everything it can to support sustainable economic growth. Planning should
operate to encourage and not act as an impediment to sustainable growth.
Therefore significant weight should be placed on the need to support
economic growth through the planning system.

To help achieve economic growth, local planning authorities should plan
proactively to meet the development needs of business and support an
economy fit for the 21st century.

Investment in business should not be over-burdened by the combined
requirements of planning policy expectations. Planning policies should
recognise and seek to address potential barriers to investment, including a
poor environment or any lack of infrastructure, services or housing. In
drawing up Local Plans, local planning authorities should:

e set out a clear economic vision and strategy for their area which positively
and proactively encourages sustainable economic growth;



22.

23.
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e set criteria, or identify strategic sites, for local and inward investment to
match the strategy and to meet anticipated needs over the plan period;

e support existing business sectors, taking account of whether they are
expanding or contracting and, where possible, identify and plan for new
or emerging sectors likely to locate in their area. Policies should be flexible
enough to accommodate needs not anticipated in the plan and to allow a
rapid response to changes in economic circumstances;

e plan positively for the location, promotion and expansion of clusters or
networks of knowledge driven, creative or high technology industries;

e identify priority areas for economic regeneration, infrastructure provision
and environmental enhancement; and

e facilitate flexible working practices such as the integration of residential
and commercial uses within the same unit.

Planning policies should avoid the long term protection of sites allocated for
employment use where there is no reasonable prospect of a site being used
for that purpose. Land allocations should be regularly reviewed. Where there
is no reasonable prospect of a site being used for the allocated employment
use, applications for alternative uses of land or buildings should be treated
on their merits having regard to market signals and the relative need for
different land uses to support sustainable local communities.

Ensuring the vitality of town centres

Planning policies should be positive, promote competitive town centre
environments and set out policies for the management and growth of
centres over the plan period. In drawing up Local Plans, local planning
authorities should:

® recognise town centres as the heart of their communities and pursue
policies to support their viability and vitality;

e define a network and hierarchy of centres that is resilient to anticipated
future economic changes;

e define the extent of town centres and primary shopping areas, based on a
clear definition of primary and secondary frontages in designated centres,
and set policies that make clear which uses will be permitted in such
locations;

® promote competitive town centres that provide customer choice and a
diverse retail offer and which reflect the individuality of town centres;

e retain and enhance existing markets and, where appropriate, re-introduce
or create new ones, ensuring that markets remain attractive and
competitive;

¢ allocate a range of suitable sites to meet the scale and type of retail,
leisure, commercial, office, tourism, cultural, community and residential
development needed in town centres. It is important that needs for retail,
leisure, office and other main town centre uses are met in full and are not
compromised by limited site availability. Local planning authorities should
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24.

7453

26.

27.

therefore undertake an assessment of the need to expand town centres to
ensure a sufficient supply of suitable sites;

o allocate appropriate edge of centre sites for main town centre uses that
are well connected to the town centre where suitable and viable town
centre sites are not available. If sufficient edge of centre sites cannot be
identified, set policies for meeting the identified needs in other accessible
locations that are well connected to the town centre;

e set policies for the consideration of proposals for main town centre uses
which cannot be accommodated in or adjacent to town centres;

e recognise that residential development can play an important role in
ensuring the vitality of centres and set out policies to encourage residential
development on appropriate sites; and

e where town centres are in decline, local planning authorities should plan
positively for their future to encourage economic activity.

Local planning authorities should apply a sequential test to planning
applications for main town centre uses that are not in an existing centre and
are not in accordance with an up-to-date Local Plan. They should require
applications for main town centre uses to be located in town centres, then in
edge of centre locations and only if suitable sites are not available should out
of centre sites be considered. When considering edge of centre and out of
centre proposals, preference should be given to accessible sites that are well
connected to the town centre. Applicants and local planning authorities
should demonstrate flexibility on issues such as format and scale.

This sequential approach should not be applied to applications for small scale
rural offices or other small scale rural development.

When assessing applications for retail, leisure and office development outside
of town centres, which are not in accordance with an up-to-date Local Plan,
local planning authorities should require an impact assessment if the
development is over a proportionate, locally set floorspace threshold (if there
is no locally set threshold, the default threshold is 2,500 sq m).This should
include assessment of:

e the impact of the proposal on existing, committed and planned public and
private investment in a centre or centres in the catchment area of the
proposal; and

e the impact of the proposal on town centre vitality and viability, including
local consumer choice and trade in the town centre and wider area, up to
five years from the time the application is made. For major schemes where
the full impact will not be realised in five years, the impact should also be
assessed up to ten years from the time the application is made.

Where an application fails to satisfy the sequential test or is likely to have
significant adverse impact on one or more of the above factors, it should be
refused.
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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;

e 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 include 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

e 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 health
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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33,

34.

35.

36.

27

38,

e the opportunities for sustainable transport modes have been taken up
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

e 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.

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.

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.

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

e accommodate the efficient delivery of goods and supplies;

® 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;

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

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

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.

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.

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.
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40.

41.
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44,
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If setting local parking standards for residential and non-residential
development, local planning authorities should take into account:

e the accessibility of the development;

the type, mix and use of development;

the availability of and opportunities for public transport;

@®

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
installations 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.




12 | National Planning Policy Framework

45.

46.

47.

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:

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

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.

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

Delivering a wide choice of high quality homes

To boost significantly the supply of housing, local planning authorities should:

e 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;

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 particular 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 example they will not
be viable, there is no longer a demand for the type of units or sites have long term phasing plans.

12 To be considered developable, sites should be in a suitable location for housing development 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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e 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

e 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, local
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);

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

e 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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53.

54.

55.

56.

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.

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.

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.

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

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:

e 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;

e 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;

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

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

e 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 should not stifle innovation, originality or
initiative through unsubstantiated requirements to conform to certain
development forms or styles. It 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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63.

64.

65.

66.

67.

68.

They should also when appropriate refer major projects for a national design
review.'3 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.

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.

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.

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).

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.

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.

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 Regulation 20, The Town and Country Planning (Control of Advertisements) (England) Regulations 2007.
15 Regulation 7, The Town and Country Planning (Control of Advertisements) (England) Regulations 2007.
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8. Promoting healthy communities

69. 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.

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

e 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;

e 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.

/1. 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.

72.  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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73,

74.

75.
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77.

e work with schools promoters to identify and resolve key planning issues
before applications are submitted.

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.

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, buildings or land to be surplus to requirements; or

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

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

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.

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.

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;

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

e where the green area concerned is local in character and is not an
extensive tract of land.



