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Ministerial foreword
y ! -'-*""-"..

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.

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.

50 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.



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.

SN
Gy

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.

Alist of the documents revoked and replaced by this Framework is at Annex 3.
This includes the Local Plan and neighbourhood plans which have been made in relation o the area (see glossary for full
definition).

[N

Act 2004 and section 70(2) of the Town and
section 388 and C and pa F 823
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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

s where such development would represent the optimal viable use of 3
heritage asset or would be appropriate enabling development to secure
the future of heritage assets; or

» where the development would re-use redundant or disused buildings and
lead to an enhancement to the immediate setting; or

» 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:

s 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;

@ 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;

o 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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129,
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Conserving and enhancing the historic environment

Local planning authorities should set out in their Local Plan a positive strategy
for the conservation and enjoyment of the historic environment,2° including
heritage assets most at risk through neglect, decay or other threats. In doing
50, they should recognise that heritage assets are an irreplaceable resource
and conserve them in a manner appropriate to their significance. In
developing this strategy, local planning authorities should take into account:

e the desirability of sustaining and enhancing the significance of heritage
assets and putting them to viable uses consistent with their conservation:

# the wider social, cultural, economic and environmental benefits that
conservation of the historic environment can bring;

» the desirability of new development making a positive contribution to local
character and distinctiveness; and

& opportunities to draw on the contribution made by the historic
environment to the character of a place.

When considering the designation of conservation areas, local planning
authorities should ensure that an area justifies such status because of its
special architectural or historic interest, and that the concept of conservation
is not devalued through the designation of areas that lack special interest.

In determining applications, local planning authorities should require an
applicant to describe the significance of any heritage assets affected,
including any contribution made by their setting. The level of detail should be
proportionate to the assets’ importance and no more than is sufficient to
understand the potential impact of the proposal on their significance. As a
minimum the relevant historic environment record should have been
consulted and the heritage assets assessed using appropriate expertise where
necessary. Where a site on which development is proposed includes or has
the potential to include heritage assets with archaeological interest, local
planning authorities should require developers to submit an appropriate
desk-based assessment and, where necessary, a field evaluation.

Local planning authorities should identify and assess the particular
significance of any heritage asset that may be affected by a proposal
(including by development affecting the setting of a heritage asset) taking
account of the available evidence and any necessary expertise. They should
take this assessment into account when considering the impact of a proposal
on a heritage asset, to avoid or minimise conflict between the heritage asset’s
conservation and any aspect of the proposal.

Where there is evidence of deliberate neglect of or damage to a heritage
asset the deteriorated state of the heritage asset should not be taken into
account in any decision.
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131. In determining planning applications, local planning authorities should take
account of:

o the desirability of sustaining and enhancing the significance of heritage
assets and putting them to viable uses consistent with their conservation;

e the positive contribution that conservation of heritage assets can make to
sustainable communities including their economic vitality; and

o the desirability of new development making a positive contribution to local
character and distinctiveness.

132. When considering the impact of a proposed development on the significance
of a designated heritage asset, great weight should be given to the asset’s
conservation. The more important the asset, the greater the weight should
be. Significance can be harmed or lost through alteration or destruction of
the heritage asset or development within its setting. As heritage assets are
irreplaceable, any harm or loss should require clear and convincing
justification. Substantial harm to or loss of a grade Il listed building, park or
garden should be exceptional. Substantial harm to or loss of designated
heritage assets of the highest significance, notably scheduled monuments,
protected wreck sites, battlefields, grade | and II* listed buildings, grade I and
II* registered parks and gardens, and World Heritage Sites, should be wholly
exceptional.

133. Where a proposed development will lead to substantial harm to or total loss
of significance of a designated heritage asset, local planning authorities
should refuse consent, unless it can be demonstrated that the substantial
harm or loss is necessary to achieve substantial public benefits that outweigh
that harm or loss, or all of the following apply:

» the nature of the heritage asset prevents all reasonable uses of the site;
and ﬁ

e no viable use of the heritage asset itself can be found in the medium term
through appropriate marketing that will enable its conservation; and

e conservation by grant-funding or some form of charitable or public
ownership is demonstrably not possible; and

e the harm or loss is outweighed by the benefit of bringing the site back
into use.

134. Where a development proposal will lead to less than substantial harm to the
significance of a designated heritage asset, this harm should be weighed
against the public benefits of the proposal, including securing its optimum
viable use.

135. The effect of an application on the significance of a non-designated heritage
asset should be taken into account in determining the application. In
weighing applications that affect directly or indirectly non designated

heritage assets, a balanced judgement will be required having re ard to the
i o) N

scale of any harm or loss and the significance of the heritage asset.
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136. Local planning authorities should not permit loss of the whole or part of a
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heritage asset without taking all reasonable steps to ensure the new
development will proceed after the loss has occurred.

Local planning authorities should look for opportunities for new development
within Conservation Areas and World Heritage Sites and within the setting of
heritage assets to enhance or better reveal their significance. Proposals that
preserve those elements of the setting that make a positive contribution to or
better reveal the significance of the asset should be treated favourably.

Not all elements of a World Heritage Site or Conservation Area will
necessarily contribute to its significance. Loss of a building (or other element)
which makes a positive contribution to the significance of the Conservation
Area or World Heritage Site should be treated either as substantial harm
under paragraph 133 or less than substantial harm under paragraph 134, as
appropriate, taking into account the relative significance of the element
affected and its contribution to the significance of the Conservation Area or
World Heritage Site as a whole.

Non-designated heritage assets of archaeological interest that are
demonstrably of equivalent significance to scheduled monuments, should be
considered subject to the policies for designated heritage assets.

Local planning authorities should assess whether the benefits of a proposal
for enabling development, which would otherwise conflict with planning
policies but which would secure the future conservation of a heritage asset,
outweigh the disbenefits of departing from those policies.

Local planning authorities should make information about the significance of
the historic environment gathered as part of plan-making or development
management publicly accessible. They should also require developers to
record and advance understanding of the significance of any heritage assets
to be lost (wholly or in part) in a manner proportionate to their importance
and the impact, and to make this evidence (and any archive generated)
publicly accessible.?® However, the ability to record evidence of our past

should not be a factor in deciding whether such loss should be permitted.

ustainable use of minera
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- Minerals are essential to support sustainable economic growth and our

quality of life. It is therefore important that there is a sufficient supply of
material to provide the infrastructure, buildings, energy and goods that the
country needs. However, since minerals are a finite natural resource, and can
only be worked where they are found, it is important to make best use of
them to secure their long-term conservation.

In preparing Local Plans, local planning authorities should:

clevant Historic Environment Record, and any archives with 2 iocal






