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1
PURPOSE

1.1
To consider the Council’s response to a consultation paper on national planning policy.

1.2
Relevance to the Council’s ambitions and priorities:

· Council Ambitions – As part of national planning policy the document that is the subject of this report will have an important role in influencing the land use aspects of future economic development in the borough.

· Community Objectives – The matters covered in this report will contribute to the objectives of a sustainable economy and thriving market towns being addressed through the planning system

· Corporate Priorities – The report seeks to promote efficient local economic development.

· Other Considerations – None

2
BACKGROUND
2.1
In response to the recommendations made in the recent reviews and government studies the government is revising national planning policy in relation to economic development.  This consultation document proposes a set of national planning policies that will guide future development relating to the economy of the Ribble Valley (RV).  

2.2  
This consultation follows a previous consultation on PPS4, then called Planning For Sustainable Economies, which was reported to this committee in February 2008. This assumed that a new PPS4 would replace the current Planning Policy Guidance (PPG) 4 Industrial, Commercial Development and Small Firms dating from 1992.  

2.3
This new consultation however reveals that it will now replace more than this, in effect consolidating and streamlining several economic development-related planning policy statements into this one document.  In addition to PPG4 mentioned above it will replace:

            PPG 5 Simplified Planning Zones (1992)

            PPS 6 Planning for Town Centres  (2005)

            Parts of PPS 7 Sustainable Development in Rural Areas

            Parts of PPG 13 Transport  


It should also be read in conjunction with PPS1 Delivering Sustainable Development.  The Council have the opportunity to respond by 28 July 2009.  

2.4
Definitions

            In general terms it defines “economic development” quite widely. It includes development within B Use Classes.  It also includes town centre uses (retail, leisure and entertainment, intensive sport and recreation such as pubs, night clubs, fitness centres; offices, arts, culture and tourism uses such as museums, conference facilities and hotels.  Also, importantly it goes on to include any other development which: 

· provides employment opportunities; 

· generates wealth or produces or 

· generates an economic output or product (though house building does not form a part of this PPS).  

2.5
This therefore could encompass most if not all rural businesses.  The inclusion of town centre uses within economic development is new but the policy tests for retail and leisure development remain distinct from assessments of industrial and commercial development.

2.6
“Town centres” are defined as all types of centre, including local service centres, that are defined in development plans.  Unless they are defined in the above, existing out of centre development would not be included. We have recently produced a Settlement Hierarchy which will help us to define our local settlement network

2.7
It goes on to state that,  “there is no such thing as a separate rural economy, the economies of rural and urban areas are similar in terms of mix of businesses and employment and are closely inter related.”  However there are several specific rural related policies which attempt to recognise the different needs of rural areas. 


General Background to PPS4

2.8
There is an explicit general presumption in favour of proposals for economic development unless social, environmental or other costs outweigh the benefits. Government also desires greater retail competition and enhanced consumer choice in town centres whilst conserving historic heritage. Local Planning Authorities (LPAs) should plan positively and proactively to encourage economic development.  This should be through flexible policies that respond to economic change and the need to co-ordinate this with infrastructure and housing provision. It also states that it is not the role of planning to restrict competition, preserve existing individual commercial interests or to prevent innovation

2.9
In terms of town centres the potential for edge and out of centre developments is available but only through a series of rigorous tests including the impact and sequential assessments which the PPS outlines in detail.  Recent legal challenges to a previous retail competition test, which in general terms assessed whether there was the commercial need for a new development in a centre, have resulted in its removal as a decision making tool but this PPS retains the requirement to perform a need assessment at the plan making stage.  Proposed retail development will be judged in the context of the retail capacity study contained in the development plan.  Our recent Employment Land and Retail Study (adopted in late 2008) will be an important piece of local evidence  in this regard.

2.10
The PPS is set out as a series of policies under two headings: Plan Making Policies and Decision Making Policies, the latter relating more to the development Control functions of planning.  These individual policy headings are  and their implications for the Borough are briefly outlined below.

3
Plan Making Policies (Non Rural-Specific)

3.1
Using Evidence to Plan Positively

3.1.1
LPAs will need to develop a wide evidence base to help them understand existing and future business needs and market changes, especially in relation to their town centres.  A standard set of relevant statistical areas are included in Annex B of the PPS as a guide to what the government considers adequate.  LPAs will need to produce and update their Employment Land Review,  including an assessment of the need for additional town centre use floorspace and the appropriateness of any extensions to primary shopping areas.    They should identify any gaps in local convenience and other day to day shopping facilities and identify opportunities to remedy them.

3.1.2
As LPAs assess the need for retail and leisure development they should regularly consider both the qualitative and quantitative requirements of the different types of retail and leisure development.  This will require data on likely future demand, population forecasts, expenditure forecasts for various types of goods and other information and be informed by regional assessments.  

3.1.3
Also LPAs will need to consider whether there is an appropriate distribution of locations for retail and leisure uses and whether they are accessible to the whole community. In relation to new local office development LPAs should consider both regional assessments and the capacity of their own centres.

3.1.4
Therefore while we are well placed to develop our evidence base we are likely to need to collect more information, from more individuals and bodies, and more frequently, than we have previously, and this carries staff and other resource implications.  

3.2
Regional Planning for Prosperous Economies

3.2.1
Currently District Councils have been given no target figure for employment land provision.  The current Regional Spatial Strategy (RSS) only aggregates future provision targets at a county level.  This PPS states that the RSS figure should be disaggregated down to District level.  Also the RSS should plan for the provision of the necessary sustainable transport and other infrastructure needed to support its planned development. Therefore, while no date has been set, we should receive at some point an employment land target to match our housing land target and incorporate this within out development plan.

3.3
Local Planning Approach to Economic Development

3.3.1
The PPS emphasises the need to both protect the countryside and positively encourage sustainable economic growth in rural areas.  This should be based on a clear and proactive locally specific economic vision. We should also make use of planning tools to simplify the planning process where appropriate including simplified planning zones. It re–emphasises the use of previously developed land using criteria based policies identifying a broad range of sites for a broad range of uses including mixed use to meet RSS requirements.

3.3.2
Planning should support existing business sectors, making provision for the location and expansion of clusters of knowledge based industries and, importantly, facilitate new working practices such as live/work and home working.  This latter will be important to us given the significant number of local people who already work from home and re–emphasise the issues around live/work development. 

3.3.3
We should include in our Local Development Framework (LDF) policies which:

· plan for new or emerging sectors likely to locate here or which we want to attract whilst retaining flexibility to allow quick response to changing economic circumstances,

· provide for a broad range of business types and whether this requires land assembly and.

· have evidenced based policies for delivery of sustainable transport and other infrastructure to support planned economic development and phasing 

3.3.4
In simplifying the planning process we can produce such documents as Area Action Plans, town centre strategies, Local Development Orders and other tools.  We will have to justify attaching specific use classes to sites. Also we will have to find a range of different sites for different kinds of established and new business development and constantly keep this under review.  This will need the detailed evidence base mentioned above (3.1) including the Employment Land Review.  We will also have to consider whether some allocations have a business future and will need to be re-allocated to other uses, such as housing.  This may have implications for safeguarding strategic employment sites into the future.  Also the need to consider live/work and home working and the implications of new uses for derelict rural buildings are important issues for us.  Also important will be the need for us to plan for how the infrastructure associated with economic growth can be provided.  We are beginning to gather the information on the latter through an on-going Infrastructure Evidence Paper. 

3.4
Local Planning Approach to Town Centres

3.4.1
We will need to produce a settlement hierarchy identifying the local service centres that will provide local everyday needs and choose which can accommodate the necessary growth.  The recently produced Settlement Hierarchy has begun this process.  This will also include a recognition that some retail uses may have irreversibly declined and therefore consider alternative uses.

3.4.2
We will need to define our town centre primary shopping areas within the LDF Proposals Map and consider setting floorspace thresholds for edge of town centre and out of town centre that would trigger the production of an impact assessment (See 5.8 below).  If we consider that the current town centres cannot accommodate anticipated growth we should consider expanding town centres.  We should also consider above ground residential use over retail and leisure uses within town centres.  However housing of itself should not be used to justify mixed use out of town centre development.    To do the above we should identify opportunities within existing centres.  

3.5
Local Planning Approach to Consumer Choice and, Competition in Town Centre Development

3.5.1
PPS4 encourages us to plan proactively for choice by supporting diversification, with a strong retail mix and recognise that our smaller shops enhance town centre character.  We should retain and enhance existing markets ensuring that they remain attractive and plan for a range of tourism, leisure and cultural activities appealing to a wide range of ages and social groups.  We should also conserve and enhance established town centre character and diversity.  Most of these elements are present in the current plan and will need to be updated within the forthcoming LDF.

3.6
Site Selection and Assembly in Town Centres

3.6.1
Town centre site selection by the LPA should be based on a series of calculations all of which are defined in some detail within the PPS.  These begin with identifying the need for development, then identifying the appropriate scale of development.  Following this a sequential approach to site selection is applied with town centre locations as the preferred initial option.  This is followed by an impact assessment of the impact of development on existing centres. In addition locations are to be tested for their accessibility by a choice of transport means.  Final allocation should be based on an identified need for at least 5 years into the future.  Lack of the right sites should be addressed through a series of criteria based policies.  The sequential and impact tests are outlined in 5.7 and 5.8 below and are designed to encourage location within existing centres where possible.

3.7
Managing the Evening and Night Time Economy in Centres

3.7.1
Policies should encourage a diverse range of complementary evening and night-time uses appealing to a wide variety of people. LPAs should set out the number and scale of leisure developments they wish to encourage based on impact on existing character and function of the town centres, security issues and the amenities of nearby residents, and policies should complement the Council’s Statement of Licensing Policy.  It is therefore for us to consider how in detail to deal with this sector of the economy.

4        Rural Specific Plan Making Policies

4.1
Local Planning Approach to Rural Areas

4.1.1
The protection of the countryside from inappropriate development is re-emphasised together with the need to place most new development near or in existing settlements.  Also the need to identify local service centres (see 3.4 above) is mentioned again and the need for LPAs in their LDFs to address any deficiencies in day to day shopping needs.  There is also support for farm diversification with specific mention of the encouragement for appropriate equine-related development.  Also it tasks LPAs with developing policies relating to the replacement of rural buildings and the provision of new holiday and touring caravan and chalet development and the expansion of existing such development.  Apart from the equine specific aspects this reflects current policy stances. 

4.2
Car Parking for non-residential development

4.2.1
We should set maximum parking standards aligning with relevant local transport plan and not the national standards in PPG13.  There should be no minimum standard other than for the disabled and we will have to take into account the need to make provision for good quality secure parking for in town centres to encourage their vitality and viability.  Also the PPS recognises that car-parking needs are different in rural localities. This allows us to consider parking standards within a wider set of needs than has been the case, including their impact on town centre viability. 

4.3
Monitoring

4.3.1
We should use our LDF Annual Monitoring Report (AMR) to review the network of settlement hierarchy network, the need for further development and the vitality of centres by regularly collecting market and economic data, preferably in co-operation with the private sector using Key Indicators set out in PPS4 Annex A. here is further emphasis on the need to constantly update data and evidence bases indicated in 3.1 above.

5
Decision Making Policies (relating to Development Control)

5.1
Planning Applications

5.1.1
In general economic development applications in accordance with the plan should be viewed favourably.  Looking beyond town centre uses applications again should be viewed favourably unless costs outweigh the benefits, as should changes of use. If proposals involve non town centre uses that are not specifically supported by plan policies then the LPA should weigh market information alongside social and environmental data taking full account of longer term benefits such as job creation.  PPS4 also reiterates previous emphasis on supporting and enhancing the viability and vitality of our market towns.  Overall the government wishes that economic related development and economic and market evidence be given the fullest consideration alongside other social and environmental data.
5.1.2
Significantly for us it takes a more positive approach to economic development in the wider countryside by stating that LPAs should also support small scale economic development where it provides the most sustainable option in villages or other locations that are remote from local service centres recognising that a site may be acceptable location for development even though it may not be readily accessible by public transport.  It goes on to emphasise that proposals involving the loss of  rural economic activity should consider how that loss will impact on the overall sustainability of that community. 

5.2
Village and Local Centre Shops and Services

5.2.1
We are encouraged to protect and strengthen village and local centre shops, services and other small scale economic uses, such as post offices and pubs by acknowledging their importance in proposals involving change of use or loss,  and be positive regarding conversions or extensions that would enhance their viability.  However we should also be aware of the impact of developments such as farm shops on existing local convenience shopping.  Current District wide Plan policies do take the protection of local shops and services into account and we should consider whether these need to be strengthened in the light of this aspect of PPS4. 

5.3
LDF: Re-use or Replacement of Buildings in Countryside

5.3.1
Emphasises that economic reuse of buildings in the countryside should fully take into account economic as well as environmental and other considerations

5.4
LDF: Tourism in Rural Areas

5.4.1
Again, this generally emphasises that economic factors need to be taken fully into account in this area alongside other considerations.  Such facilities should ideally be within existing buildings and in or close to existing settlements.  While emphasising that the environment is important it does specifically mention that areas such as the AONB could host appropriate facilities.  These should not be major facilities except in exceptional circumstances and then subject to need and impact considerations and the potential for its location elsewhere and any detrimental effect on the environment. 

5.5
Application of Car Parking Standards for Non residential development

5.5.1
Local parking standards apply unless the applicant can demonstrate a need for a higher level, possibly through a Transport Assessment.  Regarding retail and leisure proposals in town centres or edge of centre sites LPAs should ensure that any parking will genuinely serve the centre as a whole and this be agreed before permission is granted and that its scale be in keeping with the size of the centre and consistent with any town centre parking strategy.

5.6
Supporting Evidence for Planning Applications for Main Town Centre Uses

5.6.1
This re-emphasises the necessity for both impact and sequential assessments within such proposals.  It also states that an impact assessment be needed to assess the effect of town centre proposals on adjacent town centres.  It also sets a national floorspace threshold of 2500 square metres that would trigger an impact assessment in the absence of a threshold within a local development plan.  

5.7
Consideration of Sequential Assessments in Planning Applications for Town Centre Uses

LPAs should:

5.7.1
Ensure that all in-centre options have been thoroughly assessed before less central sites are considered.  If no town centre sites are available then preference should be given to edge of centre sites that are well connected to pedestrian access.  For in-centre and edge of centre sites developers should show flexibility in their business models in relation to the scale, format, car parking provision and scope for disaggregation (this latter should include an assessment of the possibility of some units in developments such as retail parks being located in town centre locations).

5.7.2
These considerations should also take into account any genuine difficulties which applicants can demonstrate.   Evidence claiming that the class of goods sold cannot be sold from a town centre site should not be accepted.  LPAs should ensure that applicants have provided clear evidence to show why otherwise sequentially preferable sites are not appropriate taking account of a site’s availability, suitability and viability.  This re-emphasises in some detail the nature of the sequential assessment in emphasising the encouragement  and support for town centres within the emerging development plan.

5.8
The Impact Assessment for Application for Town Centre Uses Not in Accordance with the Development Plan.

5.8.1
In considering the evidence within impact statements LPAs should consider whether they set out clear conclusions, especially in the first 5 years after a project’s implementation.  Also LPAs should consider the positive and negative impacts, taking into account of the likely cumulative effect of any recent permissions and projects under construction. Proposals will need to consider a wide variety of impacts including climate change, impact on infrastructure, impact on the wider area, transport implications and town centre viability and vitality.  LPAS can also identify further specifically local impacts they wish to see addressed

5.9
Consideration of Applications for Town centre Uses Not in a Centre or in a Plan allocation

To be determined using the following:


If the sequential approach does not show compliance then refuse.


Refuse if there is clear evidence of no mitigation or adaptation to climate change or other key impacts in the impact assessment.


Consider favourably where any adverse impacts are not significant and likely to be outweighed by significant economic, social and environmental benefits.

5.10
Applications for Extensions to Existing Town Centre Development in Edge of Centre and Out of Centre Locations

In determining such applications LPAs should:

5.10.1
Attach weight to the impact on existing town centres, especially if new and additional classes of goods or services for sale are proposed and only apply the sequential approach where gross extension floor space over 200 square metres.

5.10.2
Apply this approach to internal alterations and applications to remove conditions changing the range of goods sold and applies to individual units or stores.

5.11
Applications for Ancillary Retail and Office Uses

5.11.1
Where shops are ancillary to other uses eg petrol stations, sports and leisure facilities LPAs ensure that the retail is limited in scale and genuinely ancillary, by conditions if necessary.  Where office is ancillary to other forms of development not in centres there should be no requirement for such offices to be in town centres.  This re-emphasises the definition of ancillary and allows for ancillary office development to be located away from town centres, this could allow such development in local centres or villages for instance

5.12
Effective Use of Conditions for Town Centre Uses

We can impose planning conditions to:

· prevent sub-division or secure provision of units for smaller businesses by specifying maximum size of units;

· ensure ancillary uses remain ancillary;

· limit internal alterations to increase floorspace by specifying maximum floorspace;

· limit the range of goods sold and mix of convenience and comparison goods;

· resolve issues about the impact of development on traffic and amenity of neighbouring residents eg timing of delivery and loading times, possibly through codes of conduct built into planning obligations.

6         Summary
6.1
The main points of this document are:

· It places on us a duty to weigh economic development related applications very carefully and give them full consideration

· It emphasises the need to be responsive and flexible to the different locational needs of different elements of the local economy, in terms of both existing and potential future businesses.

· Views change of use constructively

· It recognises the specific nature of rural areas 

· It maintains the existing emphasis on preserving our high quality environment

· It re-emphasises the need to focus on brownfield development  

· It allows us more flexibility regarding B1a office and car parking matters

· It emphasises the need to create a detailed evidence base building on our current work

· It suggests joint working with other bodies on economic matters

· It encourages us to develop criteria to guide different kinds of economic development within our area rather than through use class designation

· It encourages us to reconsider current allocations for other uses

· It recognises the need for development in rural parts and that this should not be tied to public transport availability

· It supports our local market towns and requires a detailed series of assessments in allocating development within and around them and in dealing with planning applications for town centre uses.

· It supports local service provision  

6.2
These would, on balance, seem to be positive indications for areas such as ourselves in recognising the specific issues around rural localities and their settlements and allowing us more freedom in some specific planning areas.

7
RISK ASSESSMENT

7.1
The approval of this report may have the following implications:

· Resources – No immediate implications as a result of this report.

· Technical, Environmental and Legal – None.

· Political – There are no direct political implications.

· Reputation – The opportunity to make a response to consultations is important.

8
RECOMMENDED THAT COMMITTEE
8.1
Authorise the Director of Development Services to make a response on behalf of the Council that supports the proposals set out in the guidance and which reflects the comments set out in section of this report.

Director of Development Services

BACKGROUND PAPERS
1
Planning Policy Guidance 4: Industrial, commercial development and small firms

2
Planning Policy Statement 7: Sustainable Development in Rural Areas

3
Planning Policy Statement 1: Delivering Sustainable Development

4
Planning Policy Statement 6: Planning for Town Centres

5
Planning Policy Guidance 13:  Transport

For further information please ask for Phil Dagnall, extension 4570.
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