Appendix 1


Proposed Response to Consultation Questions on the Draft National Planning Policy Framework 

1a) The Framework has the right approach to establishing and defining the presumption in favour of sustainable development. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree
1b) Do you have comments? (Please begin with relevant paragraph number)
Paragraphs 9 and 10 together provide an adequate definition of the elements of sustainable development and we support the intention (paragraph 11) to pursue these three components in an integrated way, looking for solutions which deliver multiple goals. 

Paragraph 14 states that ‘at the heart of the planning system is a presumption in favour of sustainable development’ and includes an expectation that development will be approved unless the adverse impacts would significantly and demonstrably outweigh the benefits when assessed against the policies in the NPPF as a whole. The Council understand and support in principle the desire to encourage growth. However, the Council is concerned that when combined with the clear emphasis throughout the draft NPPF on planning for prosperity and economic growth, the NPPF will not support balanced assessments of whether development is sustainable according to all elements of sustainable development, and could lead to economic growth at the expense of social and/or environmental objectives.

2a) The Framework has clarified the tests of soundness, and introduces a useful additional test to ensure local plans are positively prepared to meet objectively assessed need and infrastructure requirements. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

2b) Do you have comments? (Please begin with relevant paragraph number)

Paragraph 48 will require guidance and clarification with regard to the additional test of soundness. The requirement to seek to meet objectively assessed development and infrastructure requirements, including unmet requirements from neighbouring authorities where it is practical to do so with the presumption in favour of sustainable development raises a number of questions over practical implementation. 

Local authorities have reached varying stages in the preparation of their Local Development Frameworks and therefore clarification would be required on the requirement to meet unmet requirements from neighbouring authorities where authorities have already adopted their plan and a neighbouring authority subsequently identifies additional requirements that should be met by the authority with the adopted plan.
Guidance is also required on the definition of a ‘neighbouring authority’. Many authorities have more than one immediately adjoining neighbour and therefore clarification is required on who determines which neighbouring authority(s) should meet the unmet requirements. Will this be determined by proximity or capacity? In addition, will local authorities be required to work with other authorities further afield if a particular need dictates? For example, neighbouring authorities often share similar constraints to development such as Green Belt or AONB designations. Therefore, will there be a requirement to work with other authorities further afield who are not subject to the same constraint to meet unmet needs?  

Whilst the sentiment behind the additional test for soundness is admirable, in reality, the practical implications of meeting the test with regard to meeting unmet requirements from neighbouring authorities are likely to require considerable time and resources which many authorities do not have available- particularly at the present time. 

In addition, it is unclear why an additional test of soundness is required as matters would already be sufficiently covered by the ‘justified’, ‘effective’ and ‘consistent with national policy’ tests, particularly with regard to draft NPPF paragraph 14.

2c) The policies for planning strategically across local boundaries provide a clear framework and enough flexibility for council and other bodies to work together effectively. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

2d) Do you have comments? (Please begin with relevant paragraph number)

While the intention to strengthen the duty to cooperate is welcomed, the Council considers that the requirement to demonstrate strategic planning across boundaries by working collaboratively with other authorities may in some cases be difficult to achieve and further clarification of the process would be required. 

Paragraph 46 of the framework states that ‘local planning authorities will be expected to demonstrate evidence of having successfully cooperated to plan for issues with cross- boundary impacts when their Local Plans are submitted for examination’. Paragraph 47 notes that ‘as part of this process, they should consider producing joint strategic planning policies on strategic matters and informal strategies such as joint infrastructure and investment plans’.
It is noted that many local authorities are at varying stages in preparing their Local Development Frameworks. Therefore, it may be difficult to ensure that strategic priorities across local boundaries are properly coordinated and reflected in local plans. 

In addition, each area has its own local circumstances and priorities which may conflict with the priorities of other areas, consequently making it difficult to agree a way forward. Requiring authorities to provide evidence at examination that they have successfully cooperated to plan for issues with cross boundary impacts assumes that authorities will always be able to agree a way forward. It should be recognised that despite local authorities’ best efforts, this may not be the case as a result of varying priorities. This requirement could therefore further delay the adoption of sound plans.

The Council therefore considers that further guidance is required in respect of this policy, particularly for situations where it is not possible to achieve a consensus. 
3a) In the policies on development management, the level of detail is appropriate. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

3b) Do you have comments? (Please begin with relevant paragraph number)

Paragraphs 53-70: The Council considers that the policy in its current form incorporates many of the broad principles of decision making that most local authorities generally adhere to, such as encouraging early pre-application discussions, ensuring that the right information is submitted with an application and consulting with statutory bodies during the decision making process. However, there are specific issues that should be addressed in any future version of the NPPF. 
Paragraph 54 advises that local authorities should attach significant weight to the ‘benefits of economic and housing growth’. The Council is concerned that too much emphasis will be placed on these two issues in development management decisions at the expense of environmental and social considerations. 

Paragraph 66 states that local authorities should take a proactive and positive approach to proposals for Community Right to Build Orders and should work collaboratively with the community prior to any examination. It is acknowledged that engaging with the community is necessary, however, further information is required as to how local authorities should work collaboratively. For example, would this entail redrafting sections where there are particular issues and offering strategic advice, or just being consulted by the community on their proposals?
Paragraphs 67-70 refer to the use of planning conditions and obligations in decision making. However, it is considered that the detail provided is limited. The Council note that Circular 05/2005: Planning Obligations will be cancelled and whilst the Council support brevity and clarity in the NPPF policy, further information such as the guidance currently set out in Circular 05/2005 should be provided in respect of the use of conditions and obligations. This could be provided as supplementary guidance. 
The Council is also concerned that the policy relating to Development Management fails to refer to enforcement and the role of the local authority in this respect. Given that this plays a part in the process of Development Management, the Council considers that some reference should be made to this within the Framework. 

4a) Any guidance needed to support the new Framework should be light-touch and could be provided by organizations outside Government. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

4b) What should any separate guidance cover and who is best placed to provide it?

It is recognised that it is desirable to condense existing planning guidance. However, the Council is concerned that the adoption of the framework in its current form with no further guidance either issued from the Government or at the very least adopted/endorsed by the Government would lead to significant gaps in policy. 

Currently, Planning Policy Statements offer significant guidance/detail to local authorities, communities and developers and set the basis for consistent and robust decision making across the country. As such, further supplementary guidance is required to ensure that there is a solid basis for decision making. Whilst the NPPF is concise, it is highly generic and lacks detail. It is considered that all of the individual subject matters listed within the NPPF require further detail. 

Furthermore, the Government should identify the agencies to provide additional guidance. The Council considers that the agencies best placed to provide this advice are those that are classified as statutory consultees in the decision making process at present, for example, the Environment Agency and English Heritage. Once those agencies are identified, specific timescales should be agreed to ensure that additional guidance is delivered in a timely and effective manner. 

5a) The ‘planning for business’ policies will encourage economic activity and give business the certainty and confidence to invest. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

5b) Do you have comments? (Please begin with relevant paragraph number)

The Council agrees that for the most part, the ‘planning for business’ policies and the presumption in favour of sustainable development will encourage economic activity and will give businesses the confidence to invest. 

However, whilst it is acknowledged that this is important particularly as a result of the current economic climate, the Council is concerned that too much emphasis has been placed on economic development. This emphasis could encourage development at the expense of social and environmental sustainability.  

Paragraph 73 is of particular concern in stating that ‘investment should not be over-burdened by the combined requirements of planning policy expectations’. Whilst the Council supports the need to boost economic recovery and recognises that policies do need to be flexible in order to respond to changes, simplifying policies too much may result in significant impacts on the wider environment. 

Paragraph 74 highlights the presumption in favour of sustainable development in relation to economic development and advises that local authorities should try to find solutions to any substantial planning objections where practical. The policy fails to offer guidance as to how Local Authorities should do this. 
Paragraph 75 states that the long term protection of employment land should be avoided.  The Council considers that this statement is in conflict with the central objective of the policy to support business and to encourage long term investment in the economy. Companies may be discouraged from investing in sites for business use where land is not safeguarded for business use against higher value competing land uses such as residential in the future. However, if this policy is taken forward in its current form, then clarification is required on the definition of ‘long term’ and the length of time that it would be appropriate for local authorities to safeguard land for. Whilst it is recognised that different areas have individual circumstances, leaving this time period open to interpretation would lead to inconsistency. 
Further clarification is also required in relation to the market signals that it would be appropriate for decision makers to consider. 
It is suggested that a definition of economic development, such as that currently included in PPS4 could usefully be included, perhaps in the glossary.
5c) What market signals could be most useful in plan making and decisions, and how could such information be best used to inform decisions?
The Council are concerned that decision making should not just take account of short term market signals and should consider trends over the plan period and beyond. The Government should also consider identifying sources of market signal information to be used for plan-making and decisions to ensure that only high-quality, reliable and consistent information is used.
6a) The town centre policies will enable communities to encourage retail, business and leisure development in the right locations and protect the vitality and viability of town centres. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

6b) Do you have comments? (Please begin with relevant paragraph number)

The policy relating to town centres does emphasise the importance of town centres as being at the centre of local communities. However, the Council is concerned that the policy is insufficient in a number of areas and excludes significant useful detail currently included in PPS4. As such, the Council disagrees with the statement that the policy will enable communities to encourage development in the right locations. 

The Council is concerned that whilst the policy makes direct reference to town centres, out of centre sites and rural sites, the policy fails to consider smaller shopping parades sufficiently (these are often relied upon by communities to fulfil their everyday retail needs). Currently, PPS4 makes reference to smaller shopping areas and also those areas which are in decline. Policy EC13 of PPS4 is directly related to the determination of planning applications affecting shops and services in local centres and villages. It is crucial that development is still encouraged in these areas and that key shops/services are protected in order to ensure that certain sections within society are not disadvantaged. The Council therefore urges the Government to include policy relating to these areas within the NPPF.
Paragraph 77 states that local authorities should apply a sequential approach to planning application for sites not located in existing centres and not in accordance with an up to date Local Plan. PPS4 sets out that this requirement is for new development and is also applicable to extensions to retail or leisure uses where the gross floor areas exceeds 200 square metres. Further clarification should therefore be provided with regard to which types of applications a sequential test should apply to and if extensions with a floor space of less than 200 square metres would now also be subject to a sequential test.

Paragraph 79 refers to the requirement for an impact assessment if the development is over a proportionate, locally set floorspace threshold, or if there is no locally set threshold a default threshold of 2,500 sqm. However, the policy fails to provide guidance on what should be provided in the impact assessment and therefore additional information is needed. Policy EC14 of PPS4 currently provides helpful guidance in relation to this issue. 

At present, the policy also fails to provide detail on how local authorities should identify sites for town centre uses. This is currently set out in PPS4 and it is considered that guidance should be set out in the proposed policy. 

Furthermore, the Council considers that the policy contains insufficient information on other forms of economic development and leisure uses. Whilst the policy does mention ‘leisure’, it touches on this very briefly and does not provide local authorities or developers with detailed guidance for decision making. 

In summary, the Council considers that the policy is limited in enabling communities to encourage development in the right locations. With regard to retail in particular, the Council considers that the policy fails to adequately address all levels of the retail hierarchy. Likewise, further information is encouraged in relation to other economic and leisure uses. The Council considers that the gaps in the draft NPPF could lead to local authorities creating lengthy development management policies to deal with all situations that could potentially arise. This is likely to lead to inconsistency between authorities and uncertainty for developers when putting together applications.
7a) The policy on planning for transport takes the right approach. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

7b) Do you have comments? (Please begin with relevant paragraph number)

In accordance with the NPPF, the Council recognizes that transport policies have an important role to play in facilitating development. However, the Council is concerned in relation to a number of issues within this policy. 

Paragraph 84 sets out the objectives of transport policy with the first being to facilitate economic growth. Whilst the Council acknowledges the importance of facilitating economic growth, it is concerned that this may be at the expense of other environmental and social considerations. This point is further emphasised in paragraph 86 which states that ‘development should not be prevented or refused on transport grounds unless the residual impacts are severe, and the need to encourage increased delivery of homes and sustainable economic development should be taken into account’. 
The Council also that the NPPF is vague in a number of instances within the policy.
Paragraph 86 notes that development which generates significant amounts of movement should be supported by a Transport Statement or Transport Assessment. Whilst the paragraph sets out the issues which local planning authorities will consider, it does not contain any addition information on the issues that should be covered by the Transport Statement. In addition, paragraph 90 sets out that a Travel Plan should be provided for all developments which generate significant amounts of traffic. At present, paragraphs 86-90 of PPG13 includes information on Travel Plans which is of help to local authorities and Developers.  It is therefore considered that further guidance will be required in relation to these issues. 

Paragraph 94 states that:

‘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 choices’

Clarification should be provided with regard to robust evidence. For example, the type of evidence needed and the length of time that evidence should be gathered for should be set out. 

8a) Policy on communications infrastructure is adequate to allow effective communications development and technological advances. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

8b) Do you have comments? (Please begin with relevant paragraph number)

The Council is concerned that the policy on communications infrastructure has been reduced so significantly in comparison to the detailed guidance currently provided in PPG8. Given the technical nature of the subject and the controversial nature of many of the applications received for telecommunications in particular, the Council considers that more guidance is needed, either within the policy or contained in further supplementary guidance. 

Annex 1 of PPG8, contains guidance on the Prior Approval procedures for Telecommunications Permitted Development. This includes guidance on what should be submitted, the procedure which the local authority will follow in assessing an application and the issues that the local authority will take in to account. All of the above are absent from the proposed policy and therefore it is assumed that the Government will issue further guidance for use as a material consideration in planning decisions. Given the controversial nature of many applications for communications infrastructure and the content of some objections received, the Council considers that additional guidance is essential, especially to avoid complaints to the ombudsman on the grounds of maladministration.  

Paragraph 96 simply states that ‘equipment should be sympathetically designed and camouflaged where appropriate’ while PPG8 contains an overview of the factors that local authorities will take into account in decision making within the policy text itself. Whilst the Council supports the Government in seeking concise planning policies, it is considered that the reduced level of guidance is inappropriate in this context. 

In summary, whilst the policy supports the development of communications infrastructure, it fails to provide sufficient guidance in relation to issues that should be taken into account. This gap is likely to leave many authorities open to challenge in relation to decision making. Whilst the Council supports the notion of reduced policy, further information is required either within the policy itself or within a separate document. 

9a) The policies on minerals planning adopt the right approach. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Neither Agree or Disagree
9b) Do you have comments? (Please begin with relevant paragraph number)

As Three Rivers District Council is not the minerals planning authority, we have no comments on this section of the draft NPPF.
10a) The policies on housing will enable communities to deliver a wide choice of high quality homes, in the right location, to meet local demand. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Strongly Disagree

10b) Do you have comments? (Please begin with relevant paragraph number)

Paragraph 108’s aim for the planning system to deliver sufficient quantity, quality and range of housing consistent with the land use principles and other policies of this framework is supported. However, there are several areas of the housing policy that would be contrary to the overall objectives for the planning system. 

Paragraph 109 requires local planning authorities to meet the full requirements for market and affordable housing in the housing market area. In many authorities this is an unrealistic requirement that it will not be possible to meet as a result of viability considerations and unacceptable environmental impacts. While other parts of the draft NPPF refer to meeting needs unless the adverse impacts of doing so would significantly and demonstrably outweigh the benefits, and the need to ensure that development is deliverable, it would be beneficial to include these as caveats here and acknowledge that it will not always be possible to meet the full requirements for housing within a market area.

Paragraph 109 also requires an identified five year supply of housing, including an additional allowance of at least 20% to ensure choice and competition in the market for land. As windfalls can still not generally be taken into account in the first 10 years of supply, the requirement for an additional 20% would lead to increased housing allocations above the housing targets that local authorities have determined are appropriate for their area having regard to both the requirement for additional housing and the impacts of meeting this requirement. It would therefore be contrary to the principles of localism that decisions about housing should be taken locally, and is likely to lead to increased environmental impacts.
Paragraph 110 states that planning permission should be granted where relevant policies are out of date, for example where a local authority cannot demonstrate an up to date five year supply of deliverable housing sites. This is contrary to PPS3 paragraph 71 which states that where local planning authorities cannot demonstrate an up to date five year supply of housing they should consider favourably planning applications for housing having regard to the policies in this PPS. It is considered that the PPS3 provisions are much more appropriate than paragraph 110 and would not lead to pressure for otherwise unacceptable sites to be granted permission where an authority does not have a five year supply.

Paragraph 28 refers to the need for local authorities to have a clear understanding of housing requirements in their area. Having a clear understanding of requirements and seeking to address needs for housing is supported, however the statement that housing requirements should cater for housing demand and the scale of housing supply necessary to meet this demand is strongly opposed. Demand for housing will often far exceed the needs of the local community and will be far above what could realistically be delivered, particularly having regard to the need for development to be sustainable. Reference to meeting demand (as opposed to needs) should therefore be removed as a requirement.
11a) The policy on planning for schools takes the right approach. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Agree
11b) Do you have comments? (Please begin with relevant paragraph number)

Paragraph 127 sets out the positive approach to be taken to the development of schools and is supported by the Council. The Council considers that encouraging local authorities to attach significant weight to the desirability of establishing new schools and enabling local people to do so is the right approach to take.
12a) The policy on planning and design is appropriate and useful. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

12b) Do you have comments or suggestions? (Please begin with relevant paragraph number)

The Council considers that the policy relating to design is vague and is insufficient in terms of detail. Generally, the policy contains a large number of statements with aspirational outcomes such as the achievement of high quality and inclusive design, however, it lacks detail with regard to how these outcomes can be achieved.    

Paragraphs 116/117: The policy contains contradictory statements which make it difficult to ascertain how much detail should be contained within the policy. For example, paragraph 116 states that local authorities ‘should develop robust and comprehensive policies that set out the quality of development that will be expected for that area’ whereas paragraph 117 states that ‘design policies should avoid unnecessary prescription or detail’. In addition, Paragraph 117 also notes that local authorities should consider the use of design codes ‘where they could help deliver high quality outcomes’. Further guidance is required on the types of circumstances this would be appropriate for. 

Paragraph 121 states that ‘significant weight should be given to truly outstanding or innovative designs which help raise the standard of design more generally in the area’. Given that design is highly subjective, it is considered that more guidance is required with regard to the definition of an innovative design. The Council considers that further clarification is required from the Government in order to avoid a rise in appeal situations.  

Paragraph 122 states that ‘proposals that can demonstrate good engagement with the community in developing the design of the new development should be looked on more favorably’. However, it is unclear as to what form this engagement should take and the length of time that it should take place for prior to the submission of a planning application. 
Paragraph 123 provides guidance with regard to outdoor advertisements and states that ‘only those advertisements which clearly have an appreciable impact on a building or on their surroundings should be subject to the local planning authority’s detailed assessment’. The Council considers that the statement ‘appreciable impact’ is again highly subjective and that further guidance is required. The Council considers that as a detailed assessment may be required in order to determine if there is an appreciable impact, the policy therefore appears to require pre-determination subject to a formal application for permission. 

13a) The policy on planning and the Green Belt gives a strong clear message on Green Belt protection. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

13b) Do you have comments to add? (Please begin with relevant paragraph number)

The Council acknowledges the desire to ensure that planning policy is made more concise, but the brevity of the Green Belt policy as drafted is a concern. The Council considers that the policy itself does not give a strong and clear message on Green Belt protection and a large amount of detail previously included in PPG2 has been excluded from the policy. When combined with the emphasis on economic development throughout the draft NPPF, the Council is concerned as to the long term impact on the Green Belt, particularly in a district like Three Rivers of which 77% is Green Belt. The NPPF as a whole may be therefore considered to undermine the designation of Green Belt land. 

Paragraph 144 lists the developments relating to new buildings which are not considered to be inappropriate within the Green Belt with the second bullet point stating: 

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 including land in it. 

This sentence excludes the word ‘essential’ as currently stated in PPG2 and therefore could give rise to more applications for non-essential facilities in the Green Belt, for example more facilities for personal recreational uses. PPG2 paragraph 3.5 also includes a definition of essential facilities which is not in the draft NPPF. The Council considers that the Government should take steps to define this concept as the policy in its current form is very much open to interpretation. This will potentially create more appeal situations due to the vague nature of the policy. 

Paragraph 145 relates to certain other forms of development which are not considered to be inappropriate within the Green Belt. It states that the re-use of buildings is not inappropriate ‘provided that the buildings are of permanent and substantial construction’. At present PPG2 sets out the criteria for determining applications for the reuse of buildings in the Green Belt and as well as the above point also notes the following:

‘The re-use of buildings inside a Green Belt is not inappropriate development providing: 

it does not have a materially greater impact than the present use on the openness of the Green Belt and the purposes of including land in it; 

strict control is exercised over the extension of re-used buildings and over any associated uses of land surrounding the building which might conflict with the openness of the Green Belt and the purposes of including land in it (e.g. because they involve extensive external storage, or extensive hardstanding, car parking, boundary walling or fencing; 

the form, bulk and general design of the buildings are in keeping with their surroundings.’ 

Further advice on the reuse of buildings is also provided in PPG2 Annex D, including information on residential conversions. The wording of the policy in its current form and the removal of Annex D results in a limited policy and more detail should be added in order to protect the openness of the Green Belt, especially given the emphasis on economic development throughout the framework. The Council is particularly concerned that the current wording could lead to more applications for residential conversions as applicants may consider that the building is of a permanent and substantial construction and may fail to consider other factors as currently set out in PPG2. Again, this may give rise to further appeal situations due to a lack of detail. 

Paragraphs 3.17-3.20 of PPG2 relate to Park and Ride proposals and set out the criteria in relation to applications of this kind. It states that these proposals are not inappropriate development providing that a number of criteria are met.  This has been excluded from the policy and therefore it is unclear whether Park and Ride proposals would now always be considered inappropriate development. As such, further clarification is required relating to this issue. 

Annex C of PPG2 relates specifically to Major Developed Sites in the Green Belt.  This includes specific policies relating both to minor developments such as infilling and the redevelopment of such sites. The draft NPPF does not mention the designation of Major Developed Sites in the Green Belt and therefore it is unclear as to whether such designations will remain. The Council therefore requires clarification on this issue. If this designation is removed from the policy framework, there will be significant implications for certain strategic sites and their development. 

In summary, the Council disagrees that the policy in its current form provides adequate protection of the Green Belt. The exclusion of much of the detail from PPG2 undermines the designation of such land, especially when combined with the emphasis on economic development. The Council considers that further detail should be added or additional guidance created which may be given significant weight in the decision making process. In addition, clarification is required in relation to a number of issues excluded from the policy, of particular concern, is the exclusion of the Major Developed Site designation. At present, the Green Belt policy lacks strength and leaves a number of details open to interpretation. The Council is concerned that this will mean the creation of lengthier policies with discrepancy between geographical areas.  

14a) The policy relating to climate change takes the right approach. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree
14b) Do you have comments? (Please begin with relevant paragraph number)

Paragraph 148: while the overall objectives to mitigate and adapt to climate change are supported, it is suggested that the policy could usefully refer to the promotion of water efficiency alongside energy efficiency and to the need for wise use of natural resources and the reduction of waste.
Paragraph 150 states that when setting local requirements for a buildings’ sustainability, local authorities should do so in a way consistent with the Government’s zero carbon buildings policy and adopt nationally described standards. The NPPF should make provision for local authorities to set local standards that exceed national standards where these would be supported by evidence to demonstrate that they are achievable and viable. This could contribute to meeting objectives to radically reduce greenhouse gas emissions.
14c) The policy on renewable energy will support the delivery of renewable and low carbon energy. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Agree
14d) Do you have comments? (Please begin with relevant paragraph number)

Paragraphs 152 and 153 are considered to support the delivery of renewable and low carbon energy. 
14e) The draft Framework sets out clear and workable proposals for plan-making and development management for renewable and low carbon energy, including the test for developments proposed outside of opportunity areas identified by local authorities. 

Do you: Strongly agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

14f) Do you have comments? (Please begin with relevant paragraph number)

Paragraph 152’s statement that local planning authorities should recognise the responsibility on all communities to contribute to energy generation from renewable or low carbon sources and the objectives are supported.

The Council is, however, concerned in relation to the lack of detail within the policy. Key concepts in relation to renewable energy are missing and additional guidance would be needed if this were to remain the case. The Council considers that the requirement for local authorities to have a policy on Allowable Solutions should be set out in the NPPF in order to provide a stronger policy background when making development management decisions. 

Paragraph 153 advises on the approach local authorities should use in determining applications for renewable energy developments and sets out the test for developments proposed outside of opportunity areas. This requires applicants to demonstrate that the proposed location meets the same criteria used by the authority for identifying opportunity areas. Although the Council agrees that applicants should have to demonstrate why a particular area is suitable when it has not been previously identified by local authorities, further guidance should be provided on the criteria for identifying opportunity areas to ensure a consistent approach across different local authority areas. 

14g) The policy on flooding and coastal change provides the right level of protection. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

14f) Do you have comments? (Please begin with relevant paragraph number)

The Council does not consider that the policy relating to flooding provides the right level of protection. The policy condenses the information in PPS25 significantly and consequently much of the detail and background information contained in national policy is lost. The information currently contained in PPS25 provides applicants and local authorities with the basic principles which are used in decision making; for example the tables on each of the flood zones in PPS25 are now excluded from the framework. If this policy is to be taken forward in its basic form, the Government will need to take reasonable steps to issue supplementary guidance which can then be given significant weight in the decision making process to avoid the need for local planning authorities to produce their own individual lengthy (and possibly inconsistent) policies to replace the lost detail.
15a) Policy relating to the natural and local environment provides the appropriate framework to protect and enhance the environment. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Neither Agree or Disagree
15b) Do you have comments? (Please begin with relevant paragraph number)

The natural environment policy does provide an appropriate framework to protect and enhance the environment, however the Council is concerned that when balanced against the rest of the draft NPPF and the emphasis on the economic development component of sustainable development, conservation and enhancement of the natural environment could be undermined.
16a) This policy provides the right level of protection for heritage assets. 

Do you: Strongly Agree/Agree/Neither Agree or Disagree/ Disagree/Strongly Disagree 

Disagree

16b) Do you have comments? (Please begin with relevant paragraph number)

The Council considers that although a more condensed policy is welcomed to some extent and the overall objectives for the historic environment are supported, the policy has omitted important parts of PPS5 which would leave many heritage assets open to harm. Therefore, the policy fails to provide the sufficient level of protection of heritage assets.   

Paragraph 184 provides guidance on cases where an application would lead to substantial harm or to a total loss of significance of a designated heritage asset. However, it omits guidance currently contained in PPS5 which advises local authorities on circumstances where applications would result in less than substantial harm to a designated heritage asset. The Council considers that it is crucial that some guidance of this kind is contained in the NPPF. Many local authorities deal with a vast number of applications where there would be some harm (albeit not substantial) to a heritage asset. In order to ensure a consistent approach is taken across local authorities, clarification is needed in this regard otherwise the gap in policy could lead to deterioration in the standard of designated heritage assets. 

The Council also considers that the policy approach lacks sufficient detail in relation to enabling the development of Heritage Assets. The current policy approach to enabling development in PPS5 sets out the approach local authorities should take in assessing proposals for uses which would ensure the conservation of a heritage asset. This is absent in the NPPF and as such, further detail would be necessary. 

At present, PPS5 also sets out the approach local authorities should adopt when assessing applications for heritage assets and the weight that should be given to the protection of heritage assets. This is notably absent from the proposed policy and would lead to inconsistencies in decision making between areas in terms of the weight in which to apply. Supplementary guidance should be issued to assist both local authorities and developers. 

The omission of detail in the framework could lead to local authorities creating lengthy development management policies to deal with every situation which may occur. 

17a) Is the impact assessment a fair and reasonable representation of the costs, benefits and impacts of introducing the framework?

No comment.
18a) Do you have views on the consistency of the draft Framework with the draft planning policy for traveller sites, or any other comments about the Government's plans to incorporate planning policy on traveller sites into the final National Planning Policy Framework?

While the Council do not object in principle to the incorporation of planning policy on traveller sites into the NPPF, the draft planning policy statement for traveller sites contained significantly more detail and policies than other policy areas covered in the draft NPPF. 
As made clear in responses to the consultation questions, the Council have concerns about the lack of detail included in the draft NPPF, however if the NPPF’s approach remains as in the draft, it would be unbalanced to include significantly more detail in relation to travellers.

Other Comments
Paragraph 50 states that neighbourhood plans must be in general conformity with the strategic policies of the local plan, but paragraph 51 states that where a neighbourhood plan is made, the non-strategic policies it contains take precedence over existing policies in the local plan for that neighbourhood, where they are in conflict. This may require further guidance as to what constitutes a strategic policy.
