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NNDC’s response to Inspector’s matters and issues

Are the following policies consistent with national policy and RSS and where not is the case for departing from such policy based on sound and credible evidence?

Sites for Gypsies, Travellers & Showpeople - HO4

i.1 Circular 01/2006
 [B43] and Circular 04/2007
 [B45] require local authorities to allocate sites to meet any identified accommodation needs and to set out the criteria for the assessment of applications on sites that are not allocated.  

i.2 Policy H4 in the Secretary of State’s further proposed changes to the East of England Plan [D16] states that local authorities should make provision for sites / pitches to meet the identified needs of Gypsies and Travellers living within or resorting to their area.  Site allocations should be in accordance with the regional pitch requirements. These regional requirements have not yet been produced and in the interim the RSS requires that site allocations and policies should be based on the latest available local and regional information.

i.3 EERA have commenced a single issue review of the East of England Plan on provision for Gypsies and Travellers, and are coordinating accommodation assessments to assess the overall need in the region.  In May 2007 a consultation ‘Planning for Gypsy and Traveller Accommodation in the East of England: Issues and Options’ was published and open for consultation until 31 July 2007.  In December 2007, EERA will be making recommendations on the number of new caravan pitches needed in each local Council area.  If approved by the Panel in December, the Assembly intends to submit a draft planning policy for a further three months of public consultation in early 2008. The final policy will be determined by Government in 2009.  
i.4 Current evidence on accommodation needs in North Norfolk indicates that two ‘Short Stay Stopping Places’ should be identified – one in the Cromer / Sheringham area and a second in the Fakenham area. The Showmen’s Guild of Great Britain have previously confirmed that there is no requirement for a site for travelling showpeople in North Norfolk at this time. The need is described in paragraphs 2.5.10 to 2.5.14 of the Core Strategy submission document [A1]. 

i.5 Housing Strategy Policy SS3 states that the identified needs of Gypsies and Travellers will be met.  Core Strategy Policy HO4 sets out development control criteria for the assessment of planning applications.  The Council’s current intention is that either the Site Specific Proposals Development Plan will contain allocations to meet the current identified need for Gypsy & Traveller accommodation, or that the Council will, prior to submission of the Site Specific Proposals Development Plan, have secured planning permission for such sites. The Core Strategy policies are sufficiently flexible to allow for either scenario. The Criteria in the policy are broadly consistent with Annex C of circular 01/2006 and indicate that issues such as vehicle access, space for parking and turning and appropriate landscaping should be considered.

i.6 However as objectors note ( Staines Friends, Families and Travellers ID 1570 rep no 3722) the first sentence of policy HO4 could be interpreted as limiting provision to that which meets ‘locally’ derived needs only.  Circular 1/2006 makes it clear that policy should provide for unexpected demand including demands arising from outside the District to be met.  The intention of the Core Strategy policy wording was not to limit provision to local need.  Consequnetly the suggestion that the words ‘to meet a locally identified need’ should be deleted is accepted and the policy could be amended to read.  “Development to meet the needs of gypsies and travellers and travelling show people will be permitted provided it is of an appropriate scale and nature of the following criteria are met…..”
i.7 It is also accepted that the policy could be simplified.  The reference to ‘nuisance’ and the ‘protection of Public Rights of Way’ in the 7th bullet point are addressed elsewhere with in the Core Strategy and, consequently, these elements of the policy represent unnecessary repetition.

i.8 In light of representations received on the Submission Core Strategy, a further minor amendment to the supporting text to Core Strategy policy SS3 is proposed to acknowledge the fact that identified Gypsy and Traveller needs may change throughout the plan period (see Schedule of minor modifications, [I3]).


Agricultural and key worker dwellings- HO5
i.9 PPS7 Sustainable Development in Rural Areas, paragraph 10, states that isolated new houses in the countryside require special justification.  One of the few circumstances that justifies such dwellings includes when accommodation is required to enable agricultural, forestry and certain other full time workers to live at, or in the immediate vicinity of, their place of work where such accommodation is essential for the efficient operation of the enterprise.

i.10 Accordingly, a robust policy is required to identify whether a proposal meets this justification.  Policy H05 follows the advice contained in Annex A of PPS7 regarding agricultural, forestry and other occupational dwellings and is considered to be sound.


Removal of occupancy conditions -HO6

i.11 Annex A PPS7, paragraph 17, states that policies should set out the approach to the retention or removal of agricultural and other forms of occupancy conditions.  
i.12 Accordingly, policy H06 sets out the Council’s approach, which is justified by the local conditions in North Norfolk.  Whilst it is recognised that there will be circumstances where such dwellings are no longer required, it is important to ensure that the concession made for these dwellings in locations where housing would not normally be permitted is not abused, and that the proposed use is appropriate to the location. Applications for the removal of occupancy conditions will therefore require robust justification and should show that the dwelling has been used in accordance with the conditions for a significant period of time and that there is no long-term need for the dwelling in the area.  This is to ensure that dwellings are not permitted in the Countryside, where they would normally be restricted, where there may not be a well-founded or long term need for the dwelling.  

i.13 Where it is concluded that the dwelling is no longer required for its original purpose the dwelling should be used in such a way that would be acceptable in the ‘Countryside’, ie for affordable housing.  The Council’s strategic housing team have ‘purchase and repair’ funds for acquiring dwellings which provides the opportunity for the dwelling to be sold on and re-used for affordable housing.
i.14 Where a proposal can meet the criteria, for example where a Registered Social Landlord does not require the dwelling, then the conditions may be removed.

i.15 The policy is therefore considered sound and consistent with other Core Strategy policies.  


House extensions & replacement dwellings-HO8
i.16 PPS7, Sustainable Development in Rural Areas, states in paragraph 12 that development should respect local countryside character and contribute to a sense of local identity and be of an appropriate design and scale for its location.  
i.17 As stated in paragraph 3.2.23 of the Core Strategy, in order to protect the character of North Norfolk’s countryside there is a need to control the amount of new build development.  The erection of replacement dwellings and extensions to existing dwellings can individually, and cumulatively over time, have an adverse impact on both the character of individual properties and their surroundings. 

i.18 Also there is a need to consider the loss of small dwellings if they are significantly extended.  Smaller dwellings are naturally more affordable than large dwellings, and the retention of small houses could help retain a stock of more reasonably priced dwellings.  North Norfolk has a higher than average amount of large dwellings (14% of houses in North Norfolk contain 8 or more rooms compared to 10.6% nationally).  Also, as household size continues to decrease there will be more need for small dwellings in the future.
i.19 Policy H08 therefore sets out the criteria that will be applied to proposals in order to ensure that they will be of an appropriate scale and not have an adverse impact on countryside character, in accordance with national policy.

i.20 There is no directly relevant regional policy.

i.21 The policy is sufficiently flexible in that it does not define ‘significant increase’, and instead allows each application to be considered in terms of the original dwelling and the surrounding countryside.

i.22 The policy has been subject to the appropriate consultation throughout the process, and was included as an issue in the Housing Topic Paper and as an approach in the preferred options document prior to consultation on the submission document policy. 
i.23 Similar policies exist in other authorities plans, such as the adopted Great Yarmouth Borough Wide Local Plan (policy HOU18 in document [E23]), and rather than imposing a blight on settlements policy H08 seeks to ensure that proposals to extend or replace dwellings in the Countryside have proper regard to their surroundings and are of an appropriate design and scale.


Re-use of rural buildings as dwellings-HO9

i.24 PPS7, Sustainable Development in Rural Areas, supports the re-use of appropriately located and suitably constructed existing buildings in the countryside where this would meet sustainable development objectives.  Re-use for economic development purposes will usually be preferable, but residential conversions may be appropriate in some locations, and for some types of building (paragraph 17).  Paragraph 18 indicates that local authorities could be particularly supportive of the re-use of existing buildings, including for residential uses, where buildings are adjacent to, or closely related to, country towns and villages.
i.25 The restriction on the reuse of buildings for residential to those buildings within 1km of a Principal or Secondary Settlement or 500 metres of a Service Village is considered in accordance with this guidance, particularly the reference to some locations, and that are adjacent or closely related to country towns and villages.

i.26 Unrestricted reuse for residential purposes would not comply with the spatial strategy and would result in isolated dwellings in the countryside that would have poor access to services and public transport.  This would also be contrary to national guidance that new development in the open countryside away from existing settlements should be strictly controlled  (see Council’s response to question  (iii) on Day 3).
i.27 The reuse of buildings on former airbases for residential purposes is discussed in the Council’s response paper for Day 12 (Economy), and is not considered suitable because it could result in significant amounts of new dwellings in unsustainable locations, which is considered inappropriate for the reasons set out above.

i.28 There is flexibility within the Core Strategy to enable buildings of particular historic value, i.e. listed buildings, to be converted if there is no demand for economic use through Core Strategy policy EN8 which allows the ‘optimum viable use that is compatible with the fabric, interior and setting of the building…’ 

i.29 Representations put forward other methods of assessing what is a suitable location, such as accessibility.  The distances are included in the policy to provide a clear, measurable standard when determining planning applications.  It is recognised that they are somewhat arbitrary, however are considered to represent a distance that is within walking distance and can be considered ‘closely related to country towns and villages’ where there is a range of services and facilities available.  The reduced distance from a Service Village reflects the lower level of services and facilities in those locations compared to the towns.    The distances provide a clear guide for development proposals and decisions which can be objectively measured.  Without them the policy would be continuously challenged and difficult to implement in a consistent manner.
i.30 If the distances are retained, the policy wording could be revised to state that ‘the outside edge of the building to be converted lies within 1km of the defined development boundary……’ to prevent artificial site enlargement so that a site falls within the required distance.
i.31 It is not considered that buildings in proximity to non-selected villages should qualify for residential conversion as there is generally a very low level of services and facilities in these locations, and to allow new residential uses here would undermine the spatial strategy.

i.32 A representation suggests a marketing test could be introduced to state that properties could only be converted to residential if they have been marketed unsuccessfully for economic uses for a period of time.  Whilst this introduces flexibility in that other uses are investigated the concern is that the higher value of a residential permission would influence any marketing for other purposes that was required.  

i.33 Paragraphs 5.13 to 5.16 of the preferred options document provide further detail on the local circumstances that influenced and justify the approach.  The strong demand for conversions of rural buildings to dwellings based on the attractive countryside and the buoyant housing market means that if a more flexible approach to rural conversions for dwellings were permitted very few proposals for employment/economic uses (as preferred by PPS7) would be realised, because of the higher value of a conversion for permanent accommodation.  

i.34 Buildings that have been previously converted and are subject to holiday occupancy conditions will continue to be subject to these conditions.  However, if they lie within the area defined by new policy where full residential use would be permitted then an application for removal of those conditions would be likely to receive permission.  For those outside of the defined area, the holiday occupancy conditions should still apply as permanent residential use is not considered acceptable there, for the reasons stated above.
i.35 Live work units will be permitted in a range of locations where residential and other development is considered acceptable, ie within settlement boundaries.  Some element of commercial use is also permitted within existing dwellings under general planning rules. However, it is not considered appropriate to allow Live/work units elsewhere due to the lack of services and poor access to public transport.


End 09/11/07
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