North Norfolk District Council Local Development Framework
Examination of Single Policy Review DPD (Conversion & Re-Use of Rural Buildings as Dwellings)

Matters and Issues raised by the Inspector - Draft Policy HO9

ii) Does the draft policy comply with recent national policy in PPS4, PPS15 (etc)? 

PPS15 is now cancelled and has been superseded by PPS5.  National policy in PPS4 is commented on below.

iii) Given PPS4’s “preference” (Policy EC12 for the re-use of rural buildings for “economic development” purposes, will the draft policy militate against such non-residential uses?

There is no reason why the draft policy should militate against the provisions of PPS4.  This is not materially different from that appearing in PPS7, paragraph 17  and does not preclude the Council from granting planning permission for the economic re-use of rural buildings.  The issue is more one of whether the demand exists for such re-use compared to that for residential purposes.

iv) is the draft policy consistent with other Core Strategy policies?

The draft policy will only be consistent with other Core Strategy policies if it reflects national policy guidance, as indicated in the Inspector’s report on the Core Strategy incorporating development policies DPD.
v) are the draft criteria both “justified” and “effective”?(with reference to criterion 1, the policy area definition on the Proposals Map; criterion 2, a building’s worthiness for retention; criterion 3, a building’s structural soundness and suitability for conversion; criterion 4, a scheme’s appropriateness in scale; criterion 5, provision of affordable housing, including by way of financial contributions)

The draft criteria are neither “justified” nor “effective”.  The Council has not justified why North Norfolk is different from any other rural area in the UK to warrant this policy in the manner in which it is drafted.  Until reasoned justification is put forward the policy should not proceed.  It is not effective because it still has the potential to exclude acceptable residential conversions of appropriate rural buildings.

With regard to the proposed policy criteria:
Criterion 1 – the policy area definition on the Proposals Map still refers to a 1 km radius around 44 specific settlements.  This contradicts paragraph 6.51 of the Core Strategy Inspector’s report in which he found little justification for imposing a 1 km proximity criterion for main settlements.  We don’t appear to have moved on from this.
Criterion 2 – the definition of “historic, architectural or landscape value” needs to be clarified and defined.  It is possible for such a building to be so classified yet fail Criterion 3 – that it is structurally unsound to the extent that its conversion would not be permitted.  This is perfectly possible if such buildings have remained unused for some time, as acknowledged by the Council to be the case (paragraph 2.2).
Criterion 3 – all that is required here is that a structural survey be submitted of the relevant building to prove its soundness.  
Criterion 4 – the definition of an appropriate scale requires clarifying especially where the retention of a listed building may be in question.

Criterion 5 – this is unworkable given that paragraph 2.4 requires all conversion schemes to be of the very highest quality.  This has clear cost implications and in turn viability issues that are unlikely to be able to support “affordability”.  There is also the question of whether it is “sustainable” to have “affordable housing” away from defined settlements where questions of the cost of accessibility arise.

There is a further consideration.  PPS4 Policy EC12 d) (v) allows the possibility of replacing existing rural buildings with new-build, for economic development purposes, where this would result in a more acceptable and sustainable development than might be achieved through conversion.  This is a factor which may have to be taken into consideration where there is a requirement to demonstrate that a residential use would best secure the future of a building.

vi) in criterion 5, how will viability/non-viability be established, and by whom?

Consideration of PPS3 requirements need to be taken into account.  The easiest way to resolve this issue would be for the requirement to be dropped entirely from the policy.

PPS3 includes the following:

“…Local Planning Authorities will need to undertake an informed assessment of the

economic viability of any thresholds and proportions of affordable housing proposed,

including their likely impact upon overall levels of housing delivery and creating mixed communities…”

Unless and until this is done, there should be no inclusion of any requirement for affordable housing as part of the approach to residential conversions.  If the authority intends to impose a CIL, then that may be the relevant method of securing contributions towards affordable housing.
vii) is the draft policy’s greater flexibility/permissiveness towards the conversion of high value buildings (historic, architectural, landscape) in more remote countryside locations justified?

No justification for this approach is given.  It is simply the criteria that is to govern how certain rural buildings are to be dealt with outside the defined areas chosen for inclusion in the policy.  If the overall approach has not been justified then this element of the proposed policy cannot be justified.  It needs to be more specific, i.e. if it is intended to refer to Listed Buildings then it should be clear about this.  However, it is considered that the policy overall should relate to all buildings of “historic, architectural or landscape value” however defined.
viii) (re: effectiveness) Are the draft policy criteria sufficiently clear and unambiguous for everyday development management purposes?
The draft policy criteria are not clear and unambiguous.  Planning policies should be clear and concise so as to be readily understood by those who seek to promote development proposals.  Reference has been made elsewhere to the need for clarification and more explicit definition of the terms referred to in the draft policy.

ix) will the draft policy help to conserve good quality rural buildings, and deliver both sustainable development and affordable housing, or will it lead to inappropriate and unsustainable residential development in the countryside?

The policy simply needs to be in line with government policy criteria and providing it is then this question is irrelevant.
